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Meetings can be viewed online at www.casperwy.gov on the Planning and Zoning Commission

web page.

PLANNING AND ZONING POLICY
PUBLIC STATEMENTS

Use of Cellular Telephones is Not Permitted, and Such Telephones Shall Be Turned Off
or Otherwise Silenced During the Planning and Zoning Commission Meeting.

Speaking to the Planning and Zoning Commission (These Guidelines Are Also Posted at
the Podium in the Council Chambers)
Clearly State Your Name and Address.
Please Keep Your Remarks Pertinent to the Issue Being Considered by the Planning
and Zoning Commission.
Please Do Not Repeat the Same Statements that Were Made by a Previous Speaker.

Please Speak to the Planning and Zoning Commission as You Would Like to Be
Spoken To.

Please Do Not Address Applicants or Other Audience Members Directly.

Please Make Y our Comments at the Podium and Directed to the Planning and Zoning
Commission.

The City of Casper Planning and Zoning Commission is a volunteer body composed of
members of the Casper Community, and appointed by the Casper City Council. The
Commission acts as a quasi-judicial panel, making final decisions on some specific items,
and recommendations to the City Council on others as dictated by law. The Commission
may only consider evidence about any case as it relates to existing law. The Commission
cannot make or change planning or zoning laws, regulations, policies or guidelines.

AGENDA
CALL TO ORDER.
MINUTES:
PUBLIC HEARINGS:
A. PLN-14-067-R — (Continued from November 25, 2014) Petition to vacate and

replat all of Lots 15 — 32, inclusive, Cloud Peak Lane, and a Portion of Tract
G, Greenway Park 11, to create Greenway Park |11, comprising 15.095-acr es,
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more or less, generally located north of East 21st and east of South Missouri
Streets. Applicant: Haystack Properties, LLC.

PLN-14-068-S — (Continued from November 25, 2014) Planned Unit
Development (PUD) site plan amendments to the Greenway Park PUD (also
known as “The Preserve’); and detailed site plan approval for Phase I,
“The Enclave at Greenway Park,” Said amendment to the PUD propose to
increase the allowable site density from a maximum of 429 dwelling unitsto a
maximum of 530 dwelling units, and is reconfiguring the overall site and
street layout. The Greenway Park PUD is generally located north of East
21st Street and east of South Missouri Avenue.  Applicant: Haystack
Properties, LLC.

PL N-15-001-RZ — Petition to vacate and replat all of Sunrise Hills No. 3, with
portions of Sunrise Hills No. 9, Sunrise Hills Addition No. 12, Garden Creek
Hills Patio Homes No. 1, and Tract A, and Harmony Hills No. 1, to create
Harmony Hills Addition No. 2, comprising 106.16-acres, more or less,
generally located at the southeast intersection of South Poplar Street and SE
Wyoming Boulevard; and rezoning of said property from PUD (Planned Unit
Development) and C-2 (General Business) to R-2 (One Unit Residential) and
PUD (Planned Unit Development). Applicant: High Plains Investments,
LLC.

PL N-15-003-C — Petition for a Conditional Use Permit for a mobile home, for
security reasons, in an M-1 (Limited Industrial) zoning district, on Lots 16-
17, Block 2, Burlington Addition, located at 440 North Washington Street.
Applicant: Dasa Moore and Jessica Moore.

PL N-15-004-C — Petition for a Conditional Use Permit for an off-premises
sign (billboard), in a C-2 (General Business) zoning district, on Lot 3,
Scotthill Ret Center Phase Il, Lot 3, located at 4710 East 2nd Street.
Applicant: Powder River Partners, LLC.
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January 23, 2015

MEMO TO: Members, Planning and Zoning Commission

FROM:

SUBJECT:

Liz Becher, Community Development Director
Craig Callins, AICP, City Planner
Aaron Kloke, MCRP, Planner |

PLN-14-068-S — (Continued from November 25, 2014) Planned Unit
Development (PUD) site plan amendments to the Greenway Park PUD (also
known as “The Preserve’); and detailed site plan approval for Phase I, “The
Enclave at Greenway Park,” Said amendment to the PUD proposes to increase the
allowable site density from a maximum of 429 dwelling units to a maximum of
530 dwelling units, and is reconfiguring the overall site and street layout. The
Greenway Park PUD is generaly located north of East 21% Street and east of
South Missouri Avenue. Applicant: Haystack Properties, LLC.

PL N-14-067-R — (Continued from November 25, 2014) Petition to vacate and
replat all of Lots 15 — 32, inclusive, Cloud Peak Lane, and a Portion of Tract G,
Greenway Park 11, to create Greenway Park 111, comprising 15.095-acres, more or
less, generally located north of East 21% and east of South Missouri Streets.
Applicant: Haystack Properties, LLC.

Recommendation on the Greenway Park PUD Amendment, and the detailed Site Plan for Phase

[11, “The Enclave at Greenway Park”:

In the absence of information that may be presented during public testimony, staff recommends
that the Planning and Zoning Commission approve the proposed revisions to the PUD Guidelines
for the Greenway Park PUD (Planned Unit Development); and the detailed Site Plan for Phase
11, “The Enclave at Greenway Park,” and forward a do-pass recommendation to the City
Council based on the findings attached as the Exhibit labeled “PUD Findings’ to this staff report,
and with the following conditions:

1. All exterior lighting shall utilize full-cutoff fixtures to prevent off-site glare and light
intrusion.

2. Prior to review by the City Council, the applicant shall provide a water and sewer study
to the Public Utilities Department for review and approval, and any necessary
improvements resulting from the study, either on, or off-site, shall be addressed in the
Site Plan Agreement.

3. Public access easements shall be provided for al trails and pathways, and said trails and
pathways shall be constructed to standard City standards.



4. Thereis a discrepancy between the narrative outlining changes to Section VI(D) of the
PUD Guidelines pertaining to allowing parking on both sides of public streets, and the
street cross sections provided on Exhibit A (Overal Site Development Plan), which
shows that public streets are designed for parking on only one side of the street. Prior to
final approval of the PUD amendments, the discrepancy shall be corrected.

5. Upon final approva of amendments to the origina PUD (Planned Unit Development)
Guidelines, the applicant shall provide, to the Community Development office, a
complete set of new PUD Guidelines, both in hard copy and digital format, which shall
supersede and replace the previously approved Guidelines.

Recommendation on the replat creating Greenway Park 111:

In the absence of information that may be presented during the public hearing, staff recommends
that the Planning and Zoning Commission approve the replat creating the Greenway Park 111
Addition, and forward a “do pass’ recommendation to the City Council.

Code Compliance:

Staff has complied with al legal notification requirements of Section 16.24 of the Casper
Municipal Code pertaining to replats, and Sections 17.12.150 and Chapter 17.52 pertaining to
site plans and PUD’s (Planned Unit Developments), including notification of property owners
within three hundred (300) feet by first class mail, posting a sign on the subject property, and
publishing a lega notice in the Casper Star-Tribune. The Planning and Zoning Commission is
responsible for reviewing replats and PUD amendments, and providing a recommendation to the
City Council to approve, approve with conditions, deny, or table the proposas. Staff has
received twenty (20) letters in opposition from ten (10) individuals in regard to the project,
which have been attached as exhibits for the Planning and Zoning Commission’s review.

With regard to the proposed PUD Guidelines amendment and the detailed site plan review for
Phase I11, “The Enclave at Greenway Park,” Section 17.12.150(D) of the Casper Municipa Code
provides the review criteria for the approval of a site plan. Those criteria include whether the
site plan is compatible with the goals and policies of the City's adopted plans. Other design-
related criteriafor the approval of asite plan include the following:

Promote the efficient use of land by means of a sound arrangement of buildings, safe and
functional points of access, well planned parking circulation systems, and adequate
sidewalks and pathways for pedestrians.

Provide for landscaping, and within high density housing complexes, usable open space,
such as, but not limited to, bicycle paths, playground areas, courtyards, areas for active
recreation, swimming pools, landscaping, gardens, walks, outdoor seating areas, outdoor
picnic areas, and similar open space.

Preserve and utilize where possible, existing landscape features and amenities, and blend
such features with the new structures and other improvements.



In that the proposal involves a PUD (Planned Unit Development), Section 17.52.010 of the
Municipa Code states that the purpose of the PUD zoning district is:

“To provide opportunities to create more desirable environments through the application
of flexible and diversified land development standards under a professional, prepared
comprehensive plan and program. The PUD is intended to be used to encourage the
application of new techniques and new technology to community development which
will result in superior living or development arrangements with lasting values. It is
further intended to achieve economicsin land development, maintenance, streets systems,
and utility networks while providing building groupings for privacy, usable open spaces,
and vehicle and pedestrian circulation for the inhabitants.”

Pursuant to Section 17.52.020 of the Municipal Code, the findings necessary for the approva of
aPUD areasfollows:

A.

Be compatible with the goals and policies of the city master plan and other applicable
adopted plans and policies;

Be compatible with the area surrounding the project site and place no greater demand
on existing city facilities and services than can be furnished by the city;

Promote the efficient use of land by means of more economical arrangement of
buildings, circulation systems, land uses, densities, and utilities;

Provide for usable and suitably located open space such as, but not limited to, bicycle
paths, playground areas, courtyards, tennis courts, swimming pools, planned gardens,
outdoor seating areas, outdoor picnic areas, and similar open space;

Demonstrate flexibility and quality in design to permit diversification in the location,
type, and uses of structures,

Combine and coordinate architectural styles, building forms, and building
relationships within the development and in concert with adjacent and surrounding
land and development;

Minimize impact on adjacent zoning districts by limiting building heights, providing
screening and/or other buffers;

Preserve and utilize where possible, existing landscape features and amenities and
encourage the harmonious combination of such features with structures and other
improvements,

Be designed and developed as a whole under the control of one owner, partnership,
corporation, or agency;

Consist of such amixture of uses, density, or characteristic or creative design;

Constitute a buffer zone between existing land uses and existing zones;



L. Consist of aland area of a minimum of one and one-half acresin size; asmaller land
areamay be permitted with written approval by the Commission.

Summary:

Haystack Properties, LLC has applied for approval of three (3) distinct, but related actions. The
first request is for approval of amendments to the Greenway Park PUD (Planned Unit
Development) Guidelines, The second portion of the request is for the approval of the detailed
site plan for Phase 11, “The Enclave at Greenway Park.” The final request isfor areplat creating
the Greenway Park 111 Addition.

The applicant initially applied for Planning and Zoning Commission review in November of
2014. At the recommendation of staff, the applicant held a neighborhood meeting on November
20, 2014. Asaresult of comments heard at the neighborhood meeting, the applicant decided to
make several significant changes to the layout and design of the project, and requested a
continuance to the January 27, 2015 Planning and Zoning Commission public hearing to allow
them adequate time to alter their plans.

The Greenway Park PUD (Planned Unit Development), also known as “ The Preserve” is located
north of East 21% Street and east of Missouri Avenue. The original Greenway Park PUD was
approved in 2008. Section VI of the PUD Guidelines specified that minor changes to the PUD,
as well as detailed site plans for each phase, are to be approved administratively by Community
Development staff, provided detailed site plans or changes are in general conformance with the
PUD, as approved. Subsequent to the initial approva of the Greenway Park PUD in 2008, the
Phase | site plan was approved in 2009, and the Phase |l site plan was approved in 2012. Using
the standards found in Section VI of the approved PUD Guidelines, aong with the standards
found in Section 17.52.130, City staff determined that both Phase | and Phase |1 were in generad
conformance with the approved PUD Guidelines, and were therefore, approved administratively.

As stated in Section VI of the PUD Guidelines, the origina Phasing Plan, boundaries and land
use areas, as depicted, were conceptual, and subject to ateration through an administrative
approval process. As stated in Section 17.52.130(A)(2), it is at the discretion of the Community
Development Director and the City Engineer to determine if a change is a substantial change
which must be approved by the Planning and Zoning Commission and City Council, or whether
achange isaminor change, which may be approved by the Community Devel opment Director.

When the Phase | and Phase Il site plans were reviewed and administratively approved, the
boundaries of those phases did change from the conceptual Phasing Plan, with Phase | being
much smaller than the original conceptual plan illustrated, and Phase Il being larger than the
original conceptual plan illustrated. The developer shifted the locations of a number of the
dwelling unitsg/buildings to the east, in essence, “borrowing” density from the future phases of
development on the west side of Greenway Park. The PUD Guidelines specified that the total
allowable density for the entire PUD would be limited to no more than 7.3 dwelling units per
acre. The developer was informed at the time that Phase Il was approved that at the point at
which the total the density for the Greenway Park PUD hit its maximum, then no further site
plans or phases could be approved, and any further development or increase in density would
require a major amendment to the Greenway Park PUD (Planned Unit Development) Guidelines.



A magor amendment to a PUD (Planned Unit Development) must be reviewed by the Planning
and Zoning Commission and City Council, requiring the notification of neighbors and applicable
public hearing(s).

The applicant has provided a written summary of the requested changes to the PUD Guidelines,
attached as an Exhibit, for the Commission’s reference. Many of the changes are minor, or
simple clean-up type changes. The most significant changes to the PUD Guidelines are
discussed below.

The Greenway Park PUD encompasses an area of approximately 58.73-acres. Phase | consisted
of two hundred eight (208) dwelling units, and Phase Il consisted of one hundred sixty (160)
dwelling units for atotal density of 6.3 dwelling units per acre. The original PUD alowed up to
amaximum of four hundred twenty nine (429) dwelling units, and Phase | and Phase Il together
account for atotal of three hundred sixty eight (368) dwelling units, leaving another sixty one
(61) dwelling units that could be developed before the PUD reached its maximum allowable
density. The developer now wishes to construct Phase 111, but would like to increase the density
and construct one hundred thirty four (134) Big House/Mansion multi-family dwelling units,
along with twenty-seven (27) single-family residences, for a tota increase in the number of
allowable dwelling units from four hundred twenty nine (429) to five hundred thirty (530). At
five hundred thirty (530) dwelling units, the overall density of the PUD would be approximately
nine (9) dwelling units per acre. According to Section 17.52.040 of the Municipal Code, the
maximum permissible density for a PUD (Planned Unit Development) located adjacent to R-1
(Residentia Estate) zoning is twenty-four (24) dwelling units per acre. The proposed change is
significantly under the allowed maximum density.

In addition to the requested increase in the number of allowable dwelling units the applicant is
requesting a change in the type of structures that would be constructed in Phase I11. The original
PUD presented a concept which the developer referred to at the time as “Mansion Homes.”
Mansion homes were described as multi-family structures, consisting of three (3) dwelling units,
and constructed to appear as a single, large residential home. Additionally, the original PUD
proposed that two (2) to six (6) unit, two-story townhomes would also be constructed along the
eastern portion of the PUD. The developer is now proposing that Phase 111 be constructed as
multi-family structures that the developer refers to as a “Big House/Mansion multi-family
concept.” The Big House/Mansion multi-family concept is a new concept for Casper, and
according to the developer, is similar to both the Mansion Homes and the townhomes that were
originally proposed. The Big House/Mansion multi-family structures will be two (2) storiesin
height, and will consist of structures designed to appear as large, single-family structures
consisting of between ten (10) and twelve (12) units per building.

As was approved in the origina PUD, and required by the Municipal Code, the revised PUD
provides a buffer between the multi-family development and the existing subdivision to the east
with landscaping, and by retaining a row of single-family residential lots, a public street
(Yosemite Parkway) and an open space area along its eastern boundary. The buffer is further
enhanced by a recently constructed concrete fence around the Rustic Ridge development, and by
the significant change in elevation between Rustic Ridge and Greenway Park.

A traffic study has been completed for the project, which took into account the increase in the
number of dwelling units, and its effect on the surrounding street network. The traffic study
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concluded that all intersections within the study area are currently operating at a Level of Service
(LOS) of A, and are expected to continue to operate at a LOS of A in the year 2040, following
the completion of the development. Furthermore, no warrants for the addition of a traffic signal
were met as a result of the development, and no adverse traffic impacts were noted. When the
Greenway Park PUD (Planned Unit Development) was initialla/ approved, a traffic study
identified a need for a traffic light at the intersection of East 15" Street and South Missouri,
which the developer paid for and has been installed. A drainage study and grading plan have
also been submitted to the City Engineer, and have been approved as meeting al City
requirements.

The Comprehensive Land Use Plan is the planning document that describes the values and ideals
expressed by the community for its future. The Plan was created in 2000 and was based on
approximately two (2) years of citizen meetings and visioning intended to create a set of goals
and policies regarding land use and devel opment in the Casper area.

The Future Land Use Plan is a map element of the Comprehensive Land Use Plan that visibly
sets the City’s policy regarding future zoning and land use patterns. It also provides assurance
and direction to property owners and the private development sector with respect to the desired
development activity of specific areas. In this case, the Future Land Use Plan element of the
2000 Casper Area Comprehensive Land Use Plan identifies this area to be appropriately
developed as “multi-family residential.” The Comprehensive Land Use Plan states that areas
shown in the plan as multi-family residential are designated for apartment, condominiums, and
similar higher density types of dwelling units. Generally these areas are not expected to exceed
eighteen (18) dwelling units per acre, and tend to be located near arteria streets. The Greenway
Park PUD (Planned Unit Development) is consistent with the Future Land Use Plan for the area.

The first finding of Section 17.52.020 of the Casper Municipal Code, necessary to approve a
PUD (Planned Unit Development), is that the PUD should be consistent with the City’s Master
Plan (Comprehensive Land Use Plan). While the Comprehensive Land Use Plan is not a binding
legal document, it is meant to provide general guidance when considering development
proposals. As page fifty three (53) of the Comprehensive Plan states, “some goals (of the plan)
may appear to conflict with one another, particularly in the context of a specific situation, or
when viewed from a different perspective than the context within which the policy framework
was written.” Although some goals and policies of the Comprehensive Land Use Plan appear to
conflict, they do not exist in isolation, but instead relate to one another. It is up to the Planning
and Zoning Commission and the City Council to base its decisions, and reconcile apparent
conflicts, using their independent judgment.

The Comprehensive Land Use Plan establishes alist of visions, principles and goals to guide the
City’s land use policies and decisions. With regard to the proposed Greenway Park PUD
amendments, and the development of Phase 111, the proposals should be considered in context
with the following applicable visions, principles and goals of the Comprehensive Land Use Plan:

Vison 1. Diverse Economy —An expanded, more diversified, and stable economy that
continuously grows new jobs that pay a higher wage than the current average.
Principle E — Balance Housing Supply with Demands Created by Economic Growth.
Goal 7 — Provide a variety of housing types and densities offering convenient and
affordable housing to meet the demands created by growth in industrial and
commercia development.
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Vision 3: Compact Development — A compact devel opment pattern of cohesive neighborhoods
and corridors.
Principle K — Direct Growth to Encourage Infill and Redevelopment.
Goal 20 — Direct future development to underutilized or vacant parcels within the
devel oped urban area where City services and infrastructure already exist.
Goal 24 — New infill development should be consistent with existing
devel opment.

Vision 4: Cohesive Residential Neighborhoods — Stable, safe, easily-accessible,
interconnected, cohesive residential neighborhoods.
Principle O — Minimize Changes to Existing Residential Neighborhoods.
Goa 30 — Ensure that changes to existing residential neighborhoods are
compatible in terms of use, design and scale, and that negative impacts are
adequately mitigated.

Vision 5: Open Space Connections — A system of connected parks, open spaces, and trails that
enriches the lives of citizens by providing opportunities for education, nature, art, fishing,
wildlife observation, exercise, hiking, conservation of natural areas and social interaction.
Principle R — Increase the Interconnection of Open Spaces and Recreational Resources.
Goa 34 — Develop a system of parks, open space, recreation facilities and
residential neighborhoods interconnected by pedestrian and bicycle trails and
greenways.

Vision 8. Distinct Character — An attractive community with a distinct character as reflected
by the streetscape, buildings, neighborhoods, and public facilities.
Principle W — Protect Casper’ s Character.
Goa 43 — Foster new development that respects the character of existing
neighborhoods and the Casper area.
Principle Y — Promote High Quality Design.
Goal 45 — Promote excellence in site planning, architecture, and the design of
landscaping, lighting, and signage in all commercial, industrial and residential developments.
Goal 46 — Ensure new developments are pedestrian friendly.

Vision 9: Attainable Housing — A community that offers a full range of housing types to meet
the needs and expectations of people of all incomes, lifestyles, and age groups.
Principle Z — Provide for Adequate Attainable Housing.
Goal 48 — Promote the availability of adequate, safe, and well-served housing for
all age groups and populations in the Casper area.
Goal 50 — Encourage design that mitigates potential impacts of high density
residential development on established residential neighborhoods.
Goal 51 — Encourage the distribution of affordable housing in order to achieve a
diversified community.

The requested replat meets or exceeds all minimum requirements of the Casper Municipal Code;
therefore, staff is recommending in favor of its approval, without any recommended conditions.
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MEMO TO:

FROM:

SUBJECT:

January 23, 2015

Members, Planning and Zoning Commission

Liz Becher, Community Development Director
Craig Collins, AICP, City Planner
Aaron Kloke, MCRP, Planner |

PLN-14-068-S — (Continued from November 25, 2014) Planned Unit
Development (PUD) site plan amendments to the Greenway Park PUD (also
known as “The Preserve”); and detailed site plan approval for Phase III, “The
Enclave at Greenway Park,” Said amendment to the PUD proposes to increase the
allowable site density from a maximum of 429 dwelling units to a maximum of
530 dwelling units, and is reconfiguring the overall site and street layout. The
Greenway Park PUD is generally located north of East 21 Street and east of
South Missouri Avenue. Applicant: Haystack Properties, LLC.

PLN-14-067-R — (Continued from November 25, 2014) Petition to vacate and
replat all of Lots 15 — 32, inclusive, Cloud Peak Lane, and a Portion of Tract G,
Greenway Park 11, to create Greenway Park 111, comprising 15.095-acres, more or
less, generally located north of East 21% and east of South Missouri Streets.
Applicant: Haystack Properties, LLC.

Recommendation on the Greenway Park PUD Amendment, and the detailed Site Plan for Phase

111, “The Enclave at Greenway Park”:

In the absence of information that may be presented during public testimony, staff recommends
that the Planning and Zoning Commission approve the proposed revisions to the PUD Guidelines
for the Greenway Park PUD (Planned Unit Development); and the detailed Site Plan for Phase
III, “The Enclave at Greenway Park,” and forward a do-pass recommendation to the City
Council based on the findings attached as the Exhibit labeled “PUD Findings” to this staff report,
and with the following conditions:

1. All exterior lighting shall utilize full-cutoff fixtures to prevent off-site glare and light
intrusion.

2. Prior to review by the City Council, the applicant shall provide a water and sewer study
to the Public Utilities Department for review and approval, and any necessary
improvements resulting from the study, either on, or off-site, shall be addressed in the
Site Plan Agreement.

3. Public access easements shall be provided for all trails and pathways, and said trails and
pathways shall be constructed to standard City standards.



4. There is a discrepancy between the narrative outlining changes to Section VI(D) of the
PUD Guidelines pertaining to allowing parking on both sides of public streets, and the
street cross sections provided on Exhibit A (Overall Site Development Plan), which
shows that public streets are designed for parking on only one side of the street. Prior to
final approval of the PUD amendments, the discrepancy shall be corrected.

5. Upon final approval of amendments to the original PUD (Planned Unit Development)
Guidelines, the applicant shall provide, to the Community Development office, a
complete set of new PUD Guidelines, both in hard copy and digital format, which shall
supersede and replace the previously approved Guidelines.

Recommendation on the replat creating Greenway Park I1l:

In the absence of information that may be presented during the public hearing, staff recommends
that the Planning and Zoning Commission approve the replat creating the Greenway Park 11
Addition, and forward a “do pass” recommendation to the City Council.

Code Compliance:

Staff has complied with all legal notification requirements of Section 16.24 of the Casper
Municipal Code pertaining to replats, and Sections 17.12.150 and Chapter 17.52 pertaining to
site plans and PUD’s (Planned Unit Developments), including notification of property owners
within three hundred (300) feet by first class mail, posting a sign on the subject property, and
publishing a legal notice in the Casper Star-Tribune. The Planning and Zoning Commission is
responsible for reviewing replats and PUD amendments, and providing a recommendation to the
City Council to approve, approve with conditions, deny, or table the proposals. Staff has
received twenty (20) letters in opposition from ten (10) individuals in regard to the project,
which have been attached as exhibits for the Planning and Zoning Commission’s review.

With regard to the proposed PUD Guidelines amendment and the detailed site plan review for
Phase 11, “The Enclave at Greenway Park,” Section 17.12.150(D) of the Casper Municipal Code
provides the review criteria for the approval of a site plan. Those criteria include whether the
site plan is compatible with the goals and policies of the City’s adopted plans. Other design-
related criteria for the approval of a site plan include the following:

e Promote the efficient use of land by means of a sound arrangement of buildings, safe and
functional points of access, well planned parking circulation systems, and adequate
sidewalks and pathways for pedestrians.

e Provide for landscaping, and within high density housing complexes, usable open space,
such as, but not limited to, bicycle paths, playground areas, courtyards, areas for active
recreation, swimming pools, landscaping, gardens, walks, outdoor seating areas, outdoor
picnic areas, and similar open space.

e Preserve and utilize where possible, existing landscape features and amenities, and blend
such features with the new structures and other improvements.



In that the proposal involves a PUD (Planned Unit Development), Section 17.52.010 of the
Municipal Code states that the purpose of the PUD zoning district is:

“To provide opportunities to create more desirable environments through the application
of flexible and diversified land development standards under a professional, prepared
comprehensive plan and program. The PUD is intended to be used to encourage the
application of new techniques and new technology to community development which
will result in superior living or development arrangements with lasting values. It is
further intended to achieve economics in land development, maintenance, streets systems,
and utility networks while providing building groupings for privacy, usable open spaces,
and vehicle and pedestrian circulation for the inhabitants.”

Pursuant to Section 17.52.020 of the Municipal Code, the findings necessary for the approval of
a PUD are as follows:

A

Be compatible with the goals and policies of the city master plan and other applicable
adopted plans and policies;

Be compatible with the area surrounding the project site and place no greater demand
on existing city facilities and services than can be furnished by the city;

Promote the efficient use of land by means of more economical arrangement of
buildings, circulation systems, land uses, densities, and utilities;

Provide for usable and suitably located open space such as, but not limited to, bicycle
paths, playground areas, courtyards, tennis courts, swimming pools, planned gardens,
outdoor seating areas, outdoor picnic areas, and similar open space;

Demonstrate flexibility and quality in design to permit diversification in the location,
type, and uses of structures;

Combine and coordinate architectural styles, building forms, and building
relationships within the development and in concert with adjacent and surrounding
land and development;

Minimize impact on adjacent zoning districts by limiting building heights, providing
screening and/or other buffers;

Preserve and utilize where possible, existing landscape features and amenities and
encourage the harmonious combination of such features with structures and other
improvements;

Be designed and developed as a whole under the control of one owner, partnership,
corporation, or agency;

Consist of such a mixture of uses, density, or characteristic or creative design;

Constitute a buffer zone between existing land uses and existing zones;



L. Consist of a land area of a minimum of one and one-half acres in size; a smaller land
area may be permitted with written approval by the Commission.

Summary:

Haystack Properties, LLC has applied for approval of three (3) distinct, but related actions. The
first request is for approval of amendments to the Greenway Park PUD (Planned Unit
Development) Guidelines; The second portion of the request is for the approval of the detailed
site plan for Phase 111, “The Enclave at Greenway Park.” The final request is for a replat creating
the Greenway Park I11 Addition.

The applicant initially applied for Planning and Zoning Commission review in November of
2014. At the recommendation of staff, the applicant held a neighborhood meeting on November
20, 2014. As a result of comments heard at the neighborhood meeting, the applicant decided to
make several significant changes to the layout and design of the project, and requested a
continuance to the January 27, 2015 Planning and Zoning Commission public hearing to allow
them adequate time to alter their plans.

The Greenway Park PUD (Planned Unit Development), also known as “The Preserve” is located
north of East 21% Street and east of Missouri Avenue. The original Greenway Park PUD was
approved in 2008. Section VI of the PUD Guidelines specified that minor changes to the PUD,
as well as detailed site plans for each phase, are to be approved administratively by Community
Development staff, provided detailed site plans or changes are in general conformance with the
PUD, as approved. Subsequent to the initial approval of the Greenway Park PUD in 2008, the
Phase 1 site plan was approved in 2009, and the Phase Il site plan was approved in 2012. Using
the standards found in Section VI of the approved PUD Guidelines, along with the standards
found in Section 17.52.130, City staff determined that both Phase | and Phase Il were in general
conformance with the approved PUD Guidelines, and were therefore, approved administratively.

As stated in Section VI of the PUD Guidelines, the original Phasing Plan, boundaries and land
use areas, as depicted, were conceptual, and subject to alteration through an administrative
approval process. As stated in Section 17.52.130(A)(2), it is at the discretion of the Community
Development Director and the City Engineer to determine if a change is a substantial change
which must be approved by the Planning and Zoning Commission and City Council, or whether
a change is a minor change, which may be approved by the Community Development Director.

When the Phase | and Phase Il site plans were reviewed and administratively approved, the
boundaries of those phases did change from the conceptual Phasing Plan, with Phase | being
much smaller than the original conceptual plan illustrated, and Phase Il being larger than the
original conceptual plan illustrated. The developer shifted the locations of a number of the
dwelling units/buildings to the east, in essence, “borrowing” density from the future phases of
development on the west side of Greenway Park. The PUD Guidelines specified that the total
allowable density for the entire PUD would be limited to no more than 7.3 dwelling units per
acre. The developer was informed at the time that Phase Il was approved that at the point at
which the total the density for the Greenway Park PUD hit its maximum, then no further site
plans or phases could be approved, and any further development or increase in density would
require a major amendment to the Greenway Park PUD (Planned Unit Development) Guidelines.



A major amendment to a PUD (Planned Unit Development) must be reviewed by the Planning
and Zoning Commission and City Council, requiring the notification of neighbors and applicable
public hearing(s).

The applicant has provided a written summary of the requested changes to the PUD Guidelines,
attached as an Exhibit, for the Commission’s reference. Many of the changes are minor, or
simple clean-up type changes. The most significant changes to the PUD Guidelines are
discussed below.

The Greenway Park PUD encompasses an area of approximately 58.73-acres. Phase | consisted
of two hundred eight (208) dwelling units, and Phase Il consisted of one hundred sixty (160)
dwelling units for a total density of 6.3 dwelling units per acre. The original PUD allowed up to
a maximum of four hundred twenty nine (429) dwelling units, and Phase | and Phase Il together
account for a total of three hundred sixty eight (368) dwelling units, leaving another sixty one
(61) dwelling units that could be developed before the PUD reached its maximum allowable
density. The developer now wishes to construct Phase 111, but would like to increase the density
and construct one hundred thirty four (134) Big House/Mansion multi-family dwelling units,
along with twenty-seven (27) single-family residences, for a total increase in the number of
allowable dwelling units from four hundred twenty nine (429) to five hundred thirty (530). At
five hundred thirty (530) dwelling units, the overall density of the PUD would be approximately
nine (9) dwelling units per acre. According to Section 17.52.040 of the Municipal Code, the
maximum permissible density for a PUD (Planned Unit Development) located adjacent to R-1
(Residential Estate) zoning is twenty-four (24) dwelling units per acre. The proposed change is
significantly under the allowed maximum density.

In addition to the requested increase in the number of allowable dwelling units the applicant is
requesting a change in the type of structures that would be constructed in Phase I1l. The original
PUD presented a concept which the developer referred to at the time as “Mansion Homes.”
Mansion homes were described as multi-family structures, consisting of three (3) dwelling units,
and constructed to appear as a single, large residential home. Additionally, the original PUD
proposed that two (2) to six (6) unit, two-story townhomes would also be constructed along the
eastern portion of the PUD. The developer is now proposing that Phase Il be constructed as
multi-family structures that the developer refers to as a “Big House/Mansion multi-family
concept.” The Big House/Mansion multi-family concept is a new concept for Casper, and
according to the developer, is similar to both the Mansion Homes and the townhomes that were
originally proposed. The Big House/Mansion multi-family structures will be two (2) stories in
height, and will consist of structures designed to appear as large, single-family structures
consisting of between ten (10) and twelve (12) units per building.

As was approved in the original PUD, and required by the Municipal Code, the revised PUD
provides a buffer between the multi-family development and the existing subdivision to the east
with landscaping, and by retaining a row of single-family residential lots, a public street
(Yosemite Parkway) and an open space area along its eastern boundary. The buffer is further
enhanced by a recently constructed concrete fence around the Rustic Ridge development, and by
the significant change in elevation between Rustic Ridge and Greenway Park.

A traffic study has been completed for the project, which took into account the increase in the
number of dwelling units, and its effect on the surrounding street network. The traffic study



concluded that all intersections within the study area are currently operating at a Level of Service
(LOS) of A, and are expected to continue to operate at a LOS of A in the year 2040, following
the completion of the development. Furthermore, no warrants for the addition of a traffic signal
were met as a result of the development, and no adverse traffic impacts were noted. When the
Greenway Park PUD (Planned Unit Development) was initialla/ approved, a traffic study
identified a need for a traffic light at the intersection of East 15" Street and South Missouri,
which the developer paid for and has been installed. A drainage study and grading plan have
also been submitted to the City Engineer, and have been approved as meeting all City
requirements.

The Comprehensive Land Use Plan is the planning document that describes the values and ideals
expressed by the community for its future. The Plan was created in 2000 and was based on
approximately two (2) years of citizen meetings and visioning intended to create a set of goals
and policies regarding land use and development in the Casper area.

The Future Land Use Plan is a map element of the Comprehensive Land Use Plan that visibly
sets the City’s policy regarding future zoning and land use patterns. It also provides assurance
and direction to property owners and the private development sector with respect to the desired
development activity of specific areas. In this case, the Future Land Use Plan element of the
2000 Casper Area Comprehensive Land Use Plan identifies this area to be appropriately
developed as “multi-family residential.” The Comprehensive Land Use Plan states that areas
shown in the plan as multi-family residential are designated for apartment, condominiums, and
similar higher density types of dwelling units. Generally these areas are not expected to exceed
eighteen (18) dwelling units per acre, and tend to be located near arterial streets. The Greenway
Park PUD (Planned Unit Development) is consistent with the Future Land Use Plan for the area.

The first finding of Section 17.52.020 of the Casper Municipal Code, necessary to approve a
PUD (Planned Unit Development), is that the PUD should be consistent with the City’s Master
Plan (Comprehensive Land Use Plan). While the Comprehensive Land Use Plan is not a binding
legal document, it is meant to provide general guidance when considering development
proposals. As page fifty three (53) of the Comprehensive Plan states, “some goals (of the plan)
may appear to conflict with one another, particularly in the context of a specific situation, or
when viewed from a different perspective than the context within which the policy framework
was written.” Although some goals and policies of the Comprehensive Land Use Plan appear to
conflict, they do not exist in isolation, but instead relate to one another. It is up to the Planning
and Zoning Commission and the City Council to base its decisions, and reconcile apparent
conflicts, using their independent judgment.

The Comprehensive Land Use Plan establishes a list of visions, principles and goals to guide the
City’s land use policies and decisions. With regard to the proposed Greenway Park PUD
amendments, and the development of Phase Ill, the proposals should be considered in context
with the following applicable visions, principles and goals of the Comprehensive Land Use Plan:

Vision 1: Diverse Economy —An expanded, more diversified, and stable economy that
continuously grows new jobs that pay a higher wage than the current average.
Principle E — Balance Housing Supply with Demands Created by Economic Growth.
Goal 7 — Provide a variety of housing types and densities offering convenient and
affordable housing to meet the demands created by growth in industrial and
commercial development.



Vision 3: Compact Development — A compact development pattern of cohesive neighborhoods
and corridors.
Principle K — Direct Growth to Encourage Infill and Redevelopment.
Goal 20 — Direct future development to underutilized or vacant parcels within the
developed urban area where City services and infrastructure already exist.
Goal 24 — New infill development should be consistent with existing
development.

Vision 4: Cohesive Residential Neighborhoods - Stable, safe, easily-accessible,
interconnected, cohesive residential neighborhoods.
Principle O — Minimize Changes to Existing Residential Neighborhoods.
Goal 30 — Ensure that changes to existing residential neighborhoods are
compatible in terms of use, design and scale, and that negative impacts are
adequately mitigated.

Vision 5: Open Space Connections — A system of connected parks, open spaces, and trails that
enriches the lives of citizens by providing opportunities for education, nature, art, fishing,
wildlife observation, exercise, hiking, conservation of natural areas and social interaction.
Principle R — Increase the Interconnection of Open Spaces and Recreational Resources.
Goal 34 — Develop a system of parks, open space, recreation facilities and
residential neighborhoods interconnected by pedestrian and bicycle trails and
greenways.

Vision 8: Distinct Character — An attractive community with a distinct character as reflected
by the streetscape, buildings, neighborhoods, and public facilities.
Principle W — Protect Casper’s Character.
Goal 43 — Foster new development that respects the character of existing
neighborhoods and the Casper area.
Principle Y — Promote High Quality Design.
Goal 45 — Promote excellence in site planning, architecture, and the design of
landscaping, lighting, and signage in all commercial, industrial and residential developments.
Goal 46 — Ensure new developments are pedestrian friendly.

Vision 9: Attainable Housing — A community that offers a full range of housing types to meet
the needs and expectations of people of all incomes, lifestyles, and age groups.
Principle Z — Provide for Adequate Attainable Housing.
Goal 48 — Promote the availability of adequate, safe, and well-served housing for
all age groups and populations in the Casper area.
Goal 50 — Encourage design that mitigates potential impacts of high density
residential development on established residential neighborhoods.
Goal 51 — Encourage the distribution of affordable housing in order to achieve a
diversified community.

The requested replat meets or exceeds all minimum requirements of the Casper Municipal Code;
therefore, staff is recommending in favor of its approval, without any recommended conditions.
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shall pay the City upon invoicing of the actual amount, and said invoice shall
include appropriate engineering, design or construction estimates. The City agrees
to cause the installation of said traffic signal prior to the issuance of the last
certificate of occupancy for the development.

. The Owner shall reimburse the City for the entire cost of the traffic study completed
by SEH Inc dated June 22, 2007 and revised on July 27, 2007.

. The Owner shall retain ownership of all open space tracts in the development,
including the Sage Creek drainage tracts. The Homeowner’s Association shall be
responsible for all maintenance of said open space tracts. The Owner shall dedicate
a public access easement to allow the public access to the trail system, which shall
be constructed in accordance with the site plan (City Exhibit A). In addition, the
developer shall not gate or otherwise restrict public access to the trails and will pay
for the full cost of construction. The City will, upon acceptance of the constructed
trail, maintain the trail as part of the City trail system.

. The Owner shall construct East 21% Street concurrent with Phase I. The Owner
shall pay fifty percent (50%) of the actual cost of design, engineering, materials and
construction of East 21 street, for the portion of the street that is adjacent to the
Greenway Park Addition, plus all escalation of costs (if any) as further described in
Section III (B) of this Agreement. East 21% Street shall be constructed according to
City specifications as a collector street. The Owner’s obligation includes, but is not
limited to, the construction of paving, detached sidewalks, curb, gutter, public utility
extensions and stormwater improvements.

. The Owner shall submit a final drainage study to the City Engineering Department
for review and approval prior to the issuance of a permit to construct any phase of
the subdivision.

. Prior to the development of Greenway Park, the Owner shall submit a sanitary sewer
study for review and approval by the Public Utilities Manager.

. The Owner shall ensure that there are two or more points of vehicular access
(streets) for the subdivision prior to the construction of any structures in the
Greenway Park Addition.

. The Owner and Homeowner’s Association shall be responsible for the maintenance
of all landscaping and traffic islands located within the public right-of-way.

The Owner shall install natural sound reduction measures along the southeast side of
Canyonlands Parkway, utilizing vegetation approved or suggested by the City
Arborist.

A detailed site plan and landscaping plan shall be submitted to the Community
Development Director for review and approval prior to the development of each
phase.

. The Owner, at its option, may include a small retail food establishment, such as a
grocery store or coffee shop, as a permitted use in the Greenway Park Addition,
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II.

located within the main clubhouse. Said retail component shall be limited to a
maximum of 1,500 square feet in floor area.

. All structures located within the Greenway Park Addition shall be constructed in

keeping with the architectural elevations and renderings approved by the Planning
and Zoning Commission and City Council (City Exhibit C).

. Development of the Greenway Park PUD (Planned Unit Development) shall be

governed by the PUD Narrative (City Exhibit B) approved by the Planning and
Zoning Commission and City Council. Where the PUD Narrative (Guidelines)
address a development standard or requirement that conflicts with the Casper
Municipal Code, the PUD Narrative (Guidelines) shall take precedence. If the PUD
Narrative (Guidelines) do not address a standard, or requirement, then the provisions
of the Casper Municipal Code shall apply.

OBLIGATIONS OF THE OWNERS.:

Upon written demand of the Council or the City Manager, the Owner, at their sole cost
and expense, shall do, or cause to be done, the following:

A. The Owner shall landscape the property in keeping with the Landscape
Plan approved by the Planning and Zoning Commission, and comply with
the following landscaping requirements:

1. Landscape and beautify the areas identified on the Landscape Plan.
2. Plant material used for landscaping shall meet the criteria and

specifications set forth in that certain manual entitled "Building
Casper's Urban Forest."

3. All planted areas on the property shall be maintained to the degree
that they will not create a fire hazard or become unsightly to the
development.

4. Upon demand of the Council, the Owner shall replace and replant

any required on-site plant material that dies, or is not in conformity
with the approved landscaping plan. The requirement to replace
plant material shall not be assigned to the owner of vacant property
until such time as an active commercial or residential use is
established on that property.

5. Said on-site landscaping shall be completed before a Certificate of
Occupancy will be issued. If said landscaping is delayed due to
construction of on or off-site improvements, the Owner may
request, in writing, an extension not exceeding six (6) months. If
the request demonstrates that, as a result of conditions beyond the
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control of the Owner, the landscaping cannot be completed, the
Community Development Director is authorized to grant the
Owners’ request for an extension, which shall not exceed six (6)
months. In the event the owner is granted an extension for
compliance with landscaping construction, the issuance of a
certificate of occupancy shall not be delayed pending the
completion of the landscaping.

The Owner shall comply with Section 12.20 of the Casper Municipal Code
regarding erosion and sediment control. The Owner is required to post
cash, an irrevocable letter of credit, performance bond, or other approved
surety in the amount of ten cents ($0.10) per square foot of area disturbed,
with a minimum amount of Five Thousand Dollars ($5,000.00). The
amount of the surety will be based on the actual area of land disturbed and
will determined when the Owner submits either an Erosion Control Plan or
a building permit for the development. It shall be the obligation of the
Owner to keep any bond or letter of credit in full force and effect for the
entire duration of the project. As provided herein, the Owner shall furnish
proof of the same upon demand of the City.

If the Owner fails to implement the Erosion Control Program, as proposed
and approved by the City Engineer, the Owner, by this agreement, hereby
authorizes the City to use said bond for implementation and completion of
the approved Erosion Control Program. In the event the City incurs costs
in completing said program over and above the amount of the bond, cash
deposit, or letter of credit, Owner agrees to pay City said costs upon
demand by the City. The City shall release the security one year following
the date of final completion of implementation of best management
practices on the construction site, or as determined by the City Manager or
his Designee.

All signs on said site must be approved by the Community Development
Director or her designee prior to installation.

All street, alley, and parking surfaces shall be covered with concrete or
asphalt concrete pavement materials in accordance with Chapter 16.16 of
the Casper Municipal Code. The minimum pavement section shall be two
inch (2”) asphaltic concrete surface over two inches (2”) asphaltic concrete
binder course over six inches (6”) of grading W base course. Alternative
pavement designs may be substituted upon approval of the City Engineer.
All designs shall be in accordance with Chapter 16.16 of the Casper
Municipal Code.

Any and all storm drainage sewer lines, trunk lines, lateral catch basins,
manholes, and detention areas shall be designed and installed in
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IIL.

IV.

accordance with the Drainage Plan prepared by the Owner, and approved
by the Community Development Director and City Engineer.

G. Owner shall construct all trash enclosures according to City requirements
as shown in the City Engineering Department handouts titled “Minimum
Standards for Commercial Sanitation Container Facility” dated March
2002, or “Minimum Standards for Double Bin Commercial Sanitation
Facilities.” Alternately, upon approval by the City Sanitation Department,
other designs may be accepted.

OBLIGATIONS OF THE CITY:

The City shall issue a building permit pursuant to Title 15 of the Casper
Municipal Code, under the terms of this agreement and upon performance by the
Owner of the conditions set forth above. All building permits will be issued by
the Community Development Director in accordance with Casper Municipal
Code.

East 21% Street shall be constructed according to City specifications, as a collector
street. The City shall pay fifty percent (50%) of the actual or estimated cost of
design, engineering, materials and construction, whichever is lower, of East 21%
street, for the portion of the street that is adjacent to the Greenway Park Addition.
The City shall not pay more than 50% of the estimated 2008 costs, as determined
by a written estimate provided by a Wyoming Registered Engineer, and accepted
by the City Engineer. Any escalation of costs from the delay of the construction
of the street beyond 2008, or from actual costs that exceed the written estimate,
shall be paid by the Owner. Construction shall be completed by the Owner
concurrent with Phase I. The City will recapture its costs when the property south
of East 21* Street develops in the future.

REMEDIES:

In the event the Owner fails to do, or fails to cause to be done, any of the requirements set
forth in this contract in an expeditious manner, the City may at its option, do any or all of
the following:

A. Refuse to issue a building permit or certificate of occupancy to the Owner,
its successors, or assigns in interest.

B. After written notice to Owner of those items which have not been
completed or properly completed, and upon failure to cure the same by
Owner within a reasonable period of time, the City may complete any and
all of the public improvements required by this contract, by itself, or by
contracting with a third party to do the same. In the event the City elects
to complete said improvements or contracts with third party to do so, the
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Owner agrees to pay any and all costs resulting therefrom upon demand by
the City.

The remedies provided in this section are in addition to any other remedies
specifically provided for in this agreement, the property lease agreement,
or which the City may otherwise have at law or in equity, and are not a
limitation on the same. The Owner further agrees to pay all the City's
reasonable attorney's fees, court costs, and litigation costs in the event the
City is required to enforce the provisions of this agreement in a court of
law. This document, its interpretation, and enforcement shall be governed
by the laws of the State of Wyoming.

MISCELLANEOUS AGREEMENTS:

A.

Authority: All individuals executing this Agreement on behalf of their
principals hereby state and certify that they have full authority to bind and
obligate their principals to each and every term and provision of this
Agreement.

Successors and Assigns: This agreement shall be binding upon and shall
inure to the benefits of all parties hereto, their successors, and assigns.

Wyoming Governmental Claims Act: The City does not waive any right or
rights it may have pursuant to the Wyoming Governmental Claims Act,
Wyoming Statute Sections 1-39-101, et seq. The City specifically reserves
the right to assert any and all immunities, rights and defenses it may have
pursuant to the Wyoming Governmental Claims Act.

Governing Law and Venue: Any litigation regarding this agreement shall
be resolved in a court of competent jurisdiction situated in Natrona
County, Wyoming.

No Third Party Beneficiary Rights: The parties to this Agreement do not
intend to create in any other individual or entity the status of third-party
beneficiary, and this Agreement shall not be construed so as to create such
status. The rights, duties and obligations contained in this Agreement
shall operate only between the parties to this Agreement, and shall inure
solely to the benefit of the parties to this Agreement. The provisions of
this Agreement are intended only to assist the parties in determining and
performing obligations under this Agreement. The parties to this
Agreement intend and expressly agree that only parties signatory to this
Agreement shall have any legal or equitable right to seek to enforce this
Agreement, to seek any remedy arising out of a party’s performance or
failure to perform any term or condition of this Agreement, or to bring an
action for the breach of this Agreement.
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Feb-01-2008 17:06 City of Casper Community Devel 3072358362 7735

IN WITNESS WHEREOQF, the parties hereto have executed this agreement on the day
and year first written above.

APPROVED AS TO FORM:
Weble €. TmmdA=H.

CITY OF CASPER, WYOMING

ATTEST: A Municipal Corporation
VAL TadC Tt
V.H. McDonald Paul C. Bertoglio 4
Clerk Mayor
WITNESSETH: / HAYSPACK PROPERTIES, LLC
212
By

tedName:g;A J 74 ,S‘ M//f//’l

itle: Ny itpe 2o
ACKNOWLEDGEMENT
STATE OF WYOMING )
)ss.
COUNTY OF NATRONA )

The  foregoing  instrument was  acknowledged before me by

Raul C Berdeglc , as Mayor of the City of Casper, this _[S%  day of
A‘uc{“.o\- ,200 ¥

Dice m e %;ﬁ
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Notary Public
My Commission Expires:
ACKNOWLEDGEMENT

statEOF Cofsrapfv
)ss.

COUNTY OF % fi/ﬁrf/ﬂ )

J/LThe foregoing  instrument was  acknowledged  before
4

w 5, Mo,/ [/rths w sngy 7 for HAYSTACK PROPERTIES,

LLC,this_RA a4 dayof : / 200

WITNESS my hand and official seal. q

Noé"y Public
{
|

My Commission Expires: 8) / AL lO 9
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Greenway Park - Planned Unit Development Narrative & Guidelines

1. Project Overview and Intent:

Greenway Park is approximately 58.73 acres of land and is located within portions of the West
1, Northeast ¥4 and portions of the Southeast %, Northwest /4 and the Pratt Addition No. 6,
Phase One, Section 14, Township 33 North., Range 79 West of the Sixth Principal Meridian,
City of Casper, Natrona County, Wyoming. The focus of Greenway Park will be to provide the
City of Casper with a variety of dwelling units. The mix of multi-family buildings, mansion
homes, townhomes and single family detached units will provide the City of Casper with a
vibrant residential area that is needed for the current marketplace.

The principles used to guide this planned community capable of responding to the current and
changing market place are as follows:

- Provide a mix of residential unit types that - Allow a variety of creative solutions and
will be able to respond to existing and flexibility that can be utilized during final
future market conditions. construction of the residential tracts.

- Work the infrastructure and building units - Promote walkability throughout the site as
to most effectively use the existing well as connection to adjacent parcels.

character or the land.
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II. Authority and Definitions

These standards will apply to all property contained within the Greenway Park development.
These guidelines will become the governing standards for review, approval and modification of
development activities on the Property. The subdivision and zoning ordinances and regulations
for the City of Casper will apply where the provisions of this guide do not address a specific
subject.

For the purposes of this PUD, the following terms shall have the meaning as set forth below:
City — The City of Casper, Wyoming.

Code — The City of Casper Municipal Code, latest revision.

Commission — The Planning and Zoning Commission for the City of Casper.

Council — The City Council for the City of Casper.

Design Guidelines — The design guidelines for the Property as adopted by the Developer and the
City.

Developer — Haystack, LLC

HOA — Homeowner’s Association for the Property.

MF — Multi-Family units.

Owner — the owner of all or a portion of the Property.
Parcel — Any tract, parcel, lot or portion of the Property.

Planning Department — The Planning Department within the City of Casper’s Community
Development Department.

Property — The real property located in Natrona County, Wyoming as described in Exhibit A
attached hereto.

PUD - Refers to this document, which constitutes the Planned Unit Development for this
Property.

SFD - Single Family Detached homes.

Site — Refers to the Property.
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III. Contact Information:

Applicant/Developer Land Planner Engineer
Haystack, LLC. David A. Clinger & Assoc. WLC
John Neilson David Clinger Jason Meyers
290 Skyhill Drive 21759 Cabrini Blvd. 200 Pronghorn
Golden, Colorado 80401 Golden, CO 80401 Casper, Wyoming 82601
(303) 526-9126 (307) 266-2524

IV. Site Analysis:

Greenway Park is approximately 58.73 acres of land and is located within portions of the West
V5, Northeast ¥ and portions of the Southeast %4, Northwest 4 and the Pratt Addition No. 6,
Phase One, Section 14, Township 33 North., Range 79 West of the Sixth Principal Meridian,
City of Casper, Natrona County, Wyoming. Greenway Park is bounded on the south by East 21
Street (unimproved) and unplatted land, on the east by single family residential subdivisions
(Rustic Ridge and Rustic Pines), on the north by Pratt Park and Windsor Heights, and on the
west by South Missouri Street and apartments.

The Project slopes from southeast to northwest and falls approximately 100 feet throughout the
site. Sage Creek flows from south to north along South Missouri Street through the westerly
portion of the site. The site is currently undeveloped and is covered with native grasses,
sagebrush and yucca. There is existing wetland vegetation along Sage Creek.

Access to the Property will be off of South Missouri Street, the extension of Pinyon Parkway,
and East 21* Street, when it is improved.

The existing zoning for the property is R3 and AG. The adjacent zoning to the Property is R1,
R3, R4, AG and PH
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V. Planning Areas and Phasing:

Greenway Park will be a vibrant residential community with a mix of residential unit types. The
economic market, the location of the site, existing and proposed markets, financial viability, and
consideration for existing development and natural features of the Project were used in
considering the areas and residential unit types.

The area around Casper is in pressing need of newly constructed and attractive apartments.

There are plenty of production homes available within the Casper area, but not many new
apartment projects have been developed in Casper within the last 25 years. Along with current
mortgage problems, it is harder and harder for the workforce to purchase SFD homes. Therefore,
more and more singles, couples and even families will be looking for nice, new apartments for
lease until the market is more viable for home ownership. Therefore, Greenway Park has
provided approximately 21.3 acres of MF II — Multi-Family units. These units will be two and
three story structures with either 8 or 24 units per building. There will be approximately 300
total multi-family units within parcels P1, P3 and P5, or 13.1 DU/Ac. (See Appendix C)

To provide a mix of MF unit types, Greenway Park has also provided parcels for Mansion
Homes / Multi-Family (MF 1) and Townhomes / Multi-Family (MF III). The Mansion Homes
are 3-unit buildings that are designed to appear as a single, large residential home. It is planned
that there will be approximately 36 Mansion Homes within parcel P8, or 9.7 DU/Ac. The
Townhomes will have 2 to 6 units per building and will be a transition between the MF II —
Multi-Family parcel and the SFD parcel. There will be approximately 63 Townhomes within
parcels P6 and P7, or 7.3 DU/Ac. (See Appendix C)

To provide a transition from the higher density along the westerly portion of the site, SFD lots
are located along the easterly portion of the site, next to the existing Rustic Ridge and Rustic
Pines neighborhoods. These semi-custom homes will be located in the easterly parcels where
there are greater slopes. To work with the existing topography and to provide an open space
buffer from Rustic Ridge, the homes have been located on the west side of the proposed public
roadways. The easterly walk along Pinyon Parkway and Canyonlands Parkway will be attached
to help the Project with the slope up to the existing residences at Rustic Ridge. Due to the single
loaded streets and existing slopes of the site, the proposed SFD will not impede the views of the
existing residences to the east.

Greenway Park will provide three open space parcels. One will be located along the easterly
portion of the project to allow for a cut slope to the proposed roadway as well as to provide a
buffer from the existing residential units of Rustic Ridge. The remaining are along the Sage
Creek drainage way. The Sage Creek drainage is an intermittent stream that flows from south to
north along the westerly portion of the site. Greenway Park will keep this drainage in its natural
state so that the existing wetlands will not be impacted and so that the stream will continue to
serve as a visual enhancement to the site. The stream will also continue to be a natural water
quality feature for the drainage to the existing detention pond north of Greenway Park.
Greenway Park will provide a network of HOA owned and maintained trails throughout the site.
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These trails will provide connectivity between the parcels, adjacent properties and the proposed
Pratt Park to the north.

The Project will be phased based on market demand. It is planned that portions of the Multi-
Family parcels and a few Mansion Homes will be developed first. The remaining Multi-Family,
Mansion Homes, Townhomes, and Single-Family lots will be developed in future phases. Initial
access through the site will be provided from South Missouri Street to the west and East 21%
Street to the south. This will provide the initial phases with two points of access.
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VI. Planned Unit Development Guidelines:

The land uses identified in the Planned Unit Development Plan is to provide a guide for the
development of Greenway Park. The land use areas and boundaries, as depicted, are conceptual
and subject to alteration through the approval of the City of Casper Community Development
Department. Changes made to the PUD, if considered minor in nature, will be revised through
an administrative process within the City’s Community Development Department and will not be
taken to the City’s Planning and Zoning Commission or City Council public hearings.

Additional, detailed site plans, involving street layouts, easement locations, lot configuration, lot
sizes, building envelopes, architectural features and landscape design may be required with the
development of each individual parcels. These detailed plans will conform to the general
guidelines established in this document but may be allowed to revise specific details with the
approval of the City of Casper Community Development Department. As long as the detailed
plans are in general conformance with the PUD document then the review and acceptance of the
detailed plans will be done administratively within the City’s Community Development
Department.

Replatting will be required with the submittal of detailed site plans. The replatting will be done
so that the final easement locations, building envelopes, lot lines and setback can be established
at the time of final site work. This replatting will follow the review and approval guidelines
established by the City of Casper Community Development Department and require approval of
the Planning and Zoning Commission and the City Council.

A total of 20% open space will be provided for the entire site. This will include the open space
parcel shown on the PUD Plan as well as internal open space within each of the residential
parcels.

Model homes are allowed in all parcels. The City will not issue an occupancy permit for any
model home structure until the utilities are installed.

Sales offices and signs are permitted in all parcels for the duration of the initial unit/lot sale of
the community.
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a. Land Use Designations and Descriptions (See Exhibit C for area locations)

SFD

The single family detached lots will be located along the easterly side of the Project in parcels
P9, P10 and P11. These parcels total approximately 7.6 acres and will be developed into
approximately 30 lots (3.9 DU/Ac.). These lots are located along the easterly portion to provide:
1) a transition from the existing residences to the east and the greater density to the west, 2)
design walk-out lots and single load the streets to allow development on a slope, 3) provide
semi-custom homes that will match with the proposed development as well as the existing homes
to the east, 4) offer spectacular view to the south and southwest.

MF I — Mansion Homes / Multi-Family

The MF I - Mansion Homes parcel is located along the northerly portion of the Project, next to
Pratt Park. This area is designated as parcel P8 on the PUD Plan and is approximately 3.7 acres
and will be developed into approximately 36 units (9.7 DU/Ac.). This parcel will provide an
additional MF unit design as well as act as a transition from the apartments to the SFD parcel.
The Mansion Homes are 2 story, 3-unit buildings that are designed to appear as a single, large
residential home.

MF II — Multi-Family

The MF II — Multi-Family parcel are located along the westerly portion of the Project in parcels
P1, P3 and P5. These multi-family structures will be 2 and 3 story buildings with 8-units per
building and 24-units per building. These building will be served by private, HOA maintained
roadways and will have an extensive trail/walking system to provide connections throughout the
site. The parcel area for MF III — Multi-Family is approximately 21.3 acres and will be
developed into approximately 300 units (14.1 DU/Ac.).

MF III — Townhomes / Multi-Family

The MF III — Townhomes parcels are located in the middle of the site and will be a transition
from SFD to MF II — Apartments. The parcels for MF-Townhomes are parcels P6 and P7, and
are approximately 8.6 acres. These parcels will be developed into approximately 63 units (7.3
DU/Ac.). The Townhomes will be two story buildings and have 2 to 6 units per building.

OS - Open Space

Greenway Park will provide three open space parcels. One will be located along the easterly
portion of the project to allow for a cut slope to the proposed roadway as well as to provide a
buffer from the existing residential units of Rustic Ridge (parcel P12). The remaining two are
along the Sage Creek drainage way (parcel P2 and P4). These parcels are approximately 8.6
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acres and account for approximately 14% of the site. Additional open space will be provided
within each of the residential parcel so that a minimum of 20% open space is provided for
Greenway Park.

The Sage Creek drainage is an intermittent stream that flows from south to north along the
westerly portion of the site. Greenway Park will keep this drainage in its natural state so that the
existing wetlands will not be impacted and so that the stream will continue to serve as a visual
enhancement to the site. The stream will also continue to be a natural water quality feature for
the drainage to the existing detention pond, north of Greenway Park. Greenway Park will
provide a network of HOA owned and maintained trails throughout the site. These trails will
provide connectivity between the parcels, adjacent properties and the proposed Pratt Park to the
north. In addition, Greenway Park is currently planning on working with the City to provide a
10’ wide, asphalt trail along Sage Creek, connecting East 21* Street with Pratt Park.

January 07, 2008 -8-
58



Greenway Park - Planned Unit Development Narrative & Guidelines

b. Building Height, Setbacks and Minimum Lot Size

Objective:
To provide a variety of acceptable building heights and setbacks related to the parcel
designations and market demand.

Design Guidelines:

Factors in determining the building heights and setbacks may include the building type,
architectural style, building configuration and building orientation, as well as, the building’s
relationship to adjacent uses, open space, pedestrian circulation and landscape treatment.

Variable front yard setbacks are encouraged to provide visual variety to the street scene.

Minimum lot widths, sizes, intensity, building heights and setbacks that are established by this
Planned Unit Development supersede the City of Casper Municipal Code, where applicable.

Revisions or changes to the building heights, setback and lot sizes will be allowed with approval
from the City of Casper Community Development Department.

Minimum Heights, Setbacks and Lot Sizes
SFD* MF 1 MF 11 MF 111
Parcels P9, P10, P11 P8 P1, P3, P5 P6, P7
Min. Lot Area 5,850 SF 10,000 SF 10,000 SF 10,000 SF
Min. Lot Width 50’ 100’ 100’ 100’
Min. Lot Depth 88.5' 100’ 100’ 100’
Front Setback 20’ 15 15' 15'
Rear Setback 10' 15' 15' 15'
Side Setback 5 5 5! 5'
Side Adjacent 15’ 15 15 15’
to Street
Building Height 35' 35' 35 45'

* Flag Lots will be allowed within the SFD parcels.
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c. Street Standards

Public Residential Streets

All public roadways through this site will use this street section. These roadways include
Yosemite Parkway, Banff Lane, Cloud Peak Lane, Jasper Drive, Waterton Way, Pinyon Parkway
and Canyonlands Parkway. The Public Residential Streets shall be designed to the following
guidelines:

1.

60’ Right-of-Way (additional right-
of-way may be required if an
additional lane is needed for turning
movements at intersections)

32’ pavement width. 36’ flowline to
flowline width.

Parking to be provided on both sides
of roadway.

6” vertical curb with 2° pan.

6’ landscape strip (both sides) from
flowline to edge of walk.

5° detached walk located 6’ from
flowline and 1’ from right-of-way
line. This walk will be located on

60' R.O.W.

10.

both sides of the public roadways.
The walk along the east side of
Pinyon Parkway will be attached.

125’ minimum horizontal centerline
radius.

75 minimum tangent between
reverse curves.

25 MPH posted speed.

Revisions or changes to the Public
Residential Street design will be
allowed with approval from the City
of Casper Community Development
Department.

36' FL to FL

SIDEWALK

Public Residential Street - 60' R.O.W. (NTS)

Parking allowed on both sides of roadway
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Public Access Easements/Drives

Public Access Easements/Drives are provided for access to all attached units and to the parking
for the attached units. Parallel parking will not be allowed on these Public Access
Easements/Drives. Parking will only be allowed in the perpendicular parking stalls, covered
parking areas, driveway aprons and garages. All Public Access Easements/Drives will be owned
and maintained by the Home Owners Association. Public Access Easement/Drive will follow
the following guidelines:

1. 40’ Right-of-Way or Easement
(dedicated to the H.O.A.).

2. 28’ pavement width.

3. 2’-11” mountable curb and gutter.

4. 5’ attached walk (on one side only).

5. This cross-section will be adjusted
when parking areas and garages are
located along the right-of-way.
These will come off the pavement at

40' Easement

the edge-of-pavement line at a
minimum.

6. 50° min centerline radius.

7. 15 MPH posted speed.

Revisions or changes to the Public
Residential Street design will be
allowed with approval from the City
of Casper Community Development
Department.

28' EOP to EOP

6' 14' 14' 6
L
53 ! f=—2'-11" 211" 5
4 ; > Mountable Curb Mountable Curb Walk

Private Access Easement - 40' Easement (NTS)

HOA Owned & Maintained
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Trails

Trails will be provided throughout the site to provide connection and walkability within the
Project, as well as to adjacent parcels and Pratt Park to the north of the site. Trails will follow
the following guidelines:

HOA maintained trails will be constructed All public trails used for emergency access

of Polypavement or approved equal. or direct access to Pratt Park, along Sage
Creek will be 10’ wide. These trails will be

All Private trails within the Project will be constructed of asphalt and will be owned

6’ wide. These trails will be owned and and maintained by the City of Casper.

maintained by the HOA.

AN

PROPOSED POLYPAVEMENT TRAIL
(PUBLIC TRAILS WILL BE ASPHALT)

Trail Sections (NTS)

L = 6' FOR PEDESTRIAN TRAILS - HOA OWNED
& MAINTAINED

L =10' FOR TRAILS NECESSARY TO PROVIDE
EMERGENCY VEHICLE ACCESS / PUBLIC
TRAIL TO PARK
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d. Parking:

Objective:
To provide adequate amount of parking to satisfy the proposed uses within this PUD.

Design Guidelines:
Provide parking in an attractive and unobtrusive manner through the use of parking placement,
location next to buildings and landscaping features.

Each SFD unit will provide a minimum of two garage parking spaces along with two spaces
within the driveway apron for a total of four off-street parking spaces per unit.

All public roadways will allow parallel parking on both side of the street.

MF 1 parcel will include four off-street parking spaces per unit. Two of these spaces will be in
the garage and two spaces will be provided in the driveway apron.

MF 11 parcel will include 1.5 off-street parking spaces for 1 bedroom units, 2.5 off-street parking
spaces for 2 bedroom units, and 2.5 off-street parking spaces for 3 bedroom units. These off-
street parking spaces including both covered and non-covered parking.

MF 111 parcel will include 1.8 off-street parking spaces per unit. Two spaces will be in the
garage and 0.8 space will be provided in driveway aprons and/or off-street parking spaces for
residents and guests.

Minimum parking stall size will be 9°x20’ with handicap spaces to be designed to conform to
current ADA standards.
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e. Landscaping and Fencing:

Objective:
Provide landscape features and fences that will visually enhance the project as a whole. These
features will also provide transitions and buffers between adjacent parcels, streets and differing

land uses.

Development Guidelines:
The use of landscaping will be provided to minimize the visual impact of parking areas.

Retain existing wetlands and vegetation along Sage Creek, when possible.
Provide xeriscape where practical in order to lessen water requirements for the landscaping.

Screening will be provided when buildings are adjacent to major streets and between differing
land uses. Examples for screen include: shrubs, walls, trees, and berms.
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f. Lighting:

Objective:
The purpose of the lighting design will be to provide lighting that is appropriate to the individual
parcels but to be consistent with an overall community theme.

Development Guidelines:
All lighting will be consistent with the overall theme of Greenway Park. A coordinated lighting
standard will be used throughout the Project.

Lighting fixtures will reflect the character, height and scale of the proposed development. The
lighting will be used to provide safety and enhance landscape, building and architectural
features.

Ground mounted illumination will be provided for the project signs and shall be from a
concealed light source only.
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g. Signage and Monumentation:

Objective:
To provide guidelines for signage and monumentation that will be consistent with the
architectural features, landscape features and overall community at Greenway Park.

Development Guidelines:

Signs within Greenway Park boundary shall comply with the standards set forth in Title 17,
Chapter 17.96 Signs of the City of Casper Municipal Code unless otherwise provide in this PUD
Guideline document.

All materials used in signage, other than temporary signs and traffic signs, shall be durable and
permanent in nature. These signs shall be constructed to require minimum maintenance and be
resistant to weathering and staining.

Project signs that identify Greenway Park community may be provided at each of the project
entrances. These monument signs will be designed within an overall landscape and monument
design theme. The project signs will be ground mounted with a maximum text area of 100
square feet per face and a maximum of two faces per entry to the project. The text area will not
exceed eight feet in height, as measured from finished grade. Ground mounted illumination will
be provided for the project signs and shall be from a concealed light source only.
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Greenway Park

Planned Unit Development
Exhibit A
OWNER

Legal Description:

A TRACT OF LAND BEING A PORTION OF THE N1/2 OF SECTION 14, TOWNSHIP 33 NORTH, RANGE 79 WEST
OF THE 6TH P.M., AND ALL OF BLOCKS 1, 2, 3, 4, 5, 6 AND 7, "PRATT ADDITION NO. 6" (PHASE ONE) TO THE
CITY OF CASPER, NATRONA COUNTY, WYOMING BEING DESCRIBED AS FOLLOWS:

COMMENCING AT A FOUND BRASS CAP MARKING THE C-N 1/16 CORNER OF SAID SECTION 14, BEING THE
POINT OF BEGINNING OF THIS LEGAL DESCRIPTION; THENCE N.0°02'51"E., (N.00°36'13"W., RECORD)
ALONG THE NORTH-SOUTH CENTER LINE OF SAID SECTION 14, 442.89 (442.02, RECORD) FEET TO A
BRASS CAP AT A POINT WHICH LIES ON THE SOUTH LINE OF RUSTIC PINES ADDITION; THENCE
$.89°57'04"E., (N.89°22'41"E., RECORD) ALONG THE SOUTH BOUNDARY LINE OF SAID RUSTIC PINES
ADDITION, 280.04 (280.09, RECORD) FEET TO A BRASS CAP RECOVERED THIS SURVEY AT AN ANGLE
POINT IN THE SOUTHERLY BOUNDARY OF SAID RUSTIC PINES ADDITION; THENCE S.39°05"12"E .,
(S.39°47'04"E., RECORD) CONTINUING ALONG THE SOUTHERLY BOUNDARY LINE OF SAID RUSTIC PINES
ADDITION, 150.15 (149.94, RECORD) FEET TO A BRASS CAP RECOVERED THIS SURVEY AT AN ANGLE
POINT IN THE SOUTHERLY BOUNDARY OF SAID RUSTIC PINES ADDITION; THENCE S.17°43'07°E.,
(S.18°23'50"E., RECORD) CONTINUING ALONG THE SOUTHWESTERLY BOUNDARY LINE OF SAID RUSTIC
PINES ADDITION, 325.40 (325.53, RECORD) FEET TO A FOUND BRASS CAP AT THE NORTHWEST CORNER
OF RUSTIC RIDGE ADDITION TO THE CITY OF CASPER; THENCE S.0°02'47"E., (S.00°4326"E., RECORD)
ALONG THE WEST LINE OF SAID RUSTIC RIDGE, 1227.78 (1227.45, RECORD) FEET TO A FOUND BRASS CAP
AT THE SOUTHWEST CORNER OF SAID RUSTIC RIDGE; THENCE S.0°02'47°E., (S.00°43'26"E., RECORD)
ALONG THE WEST LINE OF SAID RUSTIC RIDGE AS EXTENDED SOUTH, 21.23 FEET TO AN ALUMINUM CAP
SET THIS SURVEY AT THE SOUTHEAST CORNER OF THE TRACT OF LAND BEING DESCRIBED HEREIN, SAID
POINT BEING LOCATED ON THE NORTH LINE OF A 60.00 FOOT WIDE RIGHT-OF-WAY FOR THE FUTURE
EXTENSION OF EAST 21ST STREET; THENCE S.78°59'02"W., (S.78°1823"W., RECORD) ALONG THE SOUTH
LINE OF THIS TRACT OF LAND AND THE NORTH LINE OF SAID 60.00 FOOT RIGHT-OF-WAY, 149.91 FEET TO
AN ALUMINUM CAP SET THIS SURVEY AT A POINT OF CURVATURE; THENCE SOUTHWESTERLY, ALONG
THE SOUTH LINE OF THIS TRACT OF LAND, THE NORTH LINE OF SAID 60.00 FOOT RIGHT-OF-WAY, AND
ALONG THE ARC OF A TRUE CURVE TO THE RIGHT HAVING A RADIUS OF 1570.00 FEET, THROUGH A
CENTRAL ANGLE OF 10°03'58" (10°02'58" RECORD) AND AN ARC LENGTH OF 275.83 (275.37, RECORD) FEET,
SAID CURVE HAVING A CHORD BEARING AND A DISTANCE OF S.84°07'02"W. (S.83°25'56"W., RECORD) AND
275.47 (275.02, RECORD) FEET, TO AN ALUMINUM CAP SET THIS SURVEY AT A POINT OF TANGENCY;
THENCE S.89°08'14"W., (S.88°27'25"., RECORD) CONTINUING ALONG THE SOUTH LINE OF THIS TRACT OF
LAND AND THE NORTH LINE OF SAID 60.00 FOOT RIGHT-OF-WAY, 1363.03 FEET TO AN ALUMINUM CAP SET
THIS SURVEY AT AN ANGLE POINT IN THIS LEGAL DESCRIPTION; THENCE N.45°28'44"W., (N.46°09'33"W.,
RECORD) CONTINUING ALONG THE SOUTH LINE OF THIS TRACT OF LAND AND THE NORTH LINE OF SAID
60.00 FOOT RIGHT-OF-WAY, 28.10 FEET TO AN ALUMINUM CAP SET THIS SURVEY AT AN INTERSECTION
WITH THE EASTERLY RIGHT-OF-WAY LINE OF SOUTH MISSOURI STREET; THENCE N.0°05'22"W.,
(N.00°46'32"W., RECORD) ALONG THE EAST LINE OF PRATT ADDITION NO. 4 AND ALONG THE WESTERLY
LINE OF THIS TRACT OF LAND, 422.26 (422.22, RECORD) FEET TO A FOUND BRASS CAP AT THE
SOUTHWEST CORNER OF PRATT ADDITION NO. 6, (PHASE ONE); THENCE N.0°05'51"W., ALONG THE WEST
LINE OF SAID PRATT ADDITION NO. 6 (PHASE ONE) AND THE EASTERLY LINE OF 50 FOOT WIDE SOUTH
MISSOURI STREET, 899.90 FEET TO A FOUND BRASS CAP AT THE NORTHWEST CORNER OF SAID PRATT
ADDITION NO. 6 (PHASE ONE) AND THE SOUTHWEST CORNER OF WINDSOR HEIGHTS ADDITION TO THE
CITY OF CASPER; THENCE N.89°12'07"E., ALONG THE NORTHERLY LINE OF SAID PRATT ADDITION NO. 6
AND THE SOUTH LINE OF SAID WINDSOR HEIGHTS ADDITION AND SOUTH LINE OF PRATT PARK, 1224.10
FEET TO A FOUND BRASS CAP AT THE NORTHEASTERLY CORNER OF PRATT ADDITION NO. 6, (PHASE
ONE); THENCE S.0°57'35"E., ALONG THE EASTERLY LINE OF SAID PRATT ADDITION NO. 6 (PHASE ONE)
AND SAID PRATT PARK 50.15 FEET TO AN ALUMINUM CAP RECOVERED THIS SURVEY AT THE
INTERSECTION BETWEEN THE EASTERLY BOUNDARY LINE OF PRATT ADDITION NO. 6 (PHASE ONE)
NORTH LINE OF THE SE1/4NW1/4 OF SECTION 14; THENCE N.89°11'30"E., (N.88°32'00"E., RECORD) ALONG
THE NORTH LINE OF SAID SE1/4NW1/4 OF SAID SECTION 14, 106.34 (106.43, RECORD) FEET TO THE POINT
OF BEGINNING AND CONTAINING 58.73 ACRES, MORE OR LESS.
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Greenway Park

Planned Unit DeveIoPment Site Plan
Architectural Elevations
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Greenway Park

Planned Unit DeveloPment Site Plan
Architectural Elevations
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Greenway Park

Planned Unit Development Site Plan
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KEY BOTANICAL NAME COMMON NAME SIZE NOTES
SHADE TREES
ACFR Acer x freemanii Autumn Blaze Maple 25' cal.
CEOC Celtis occidentalis Hackberry 25' cal.
FRPE Fraxinus pennsylvanica Green Ash 25' cal.
GLTR | Gleditsia triacanthos var inermis 'Skyline' Skyline Honeylocust 25' cal.
ORNAMENTAL TREES
ACGI Acer ginnala 'Flame' Amur Maple 8' CLUMP.
MASS Malus 'Spring Snow' Spring Snow Crabapple 2" cal.
EVERGREEN TREES
PIPG Picea pungens glauca Colorado Blue Spruce 6' min
PIGL Picea glauca. var. densata Black Hills Spruce 6' min
PINI Pinus nigra Austrian Pine 6' min
DECIDUCUS SHRUBS
BETH Berberis thunbergii autropurpurea nana Crimson Pygmy Barberry 5 gal. Accent Plant
L POFR Potentilla fruticosa 'Goldfinger’ Goldfinger Potentilla 5 gal. Accent Plant
M ®) SPBU Spirea x bumalda 'Goldflame’ Goldflame Spirea 5 gal. Accent Plant
O
X
O Notes:
o9
m N 1. All areas disturbed by construction shall be graded to finish grade with topsoil, and seeded, sodded of covered
E with rock mulch. ALL AREAS OUTSIDE BEDLINES TO BE SODDED. SEE DETAIL ON SHEET L3 FOR

GRAVEL MULCH BEDS AROUND BUILDINGS.

2. All areas disturbed by the construction of the trail through the flood plain to be reseeded with native seed and
erosion control installed where necessary pursuant to the erosion control plan.
3. Plant sizes are minimums. The contractor shall meet all size requirements listed. Container sizes shall conform
to the requirements set by the American Standards for Nursery Stock.
4. All plant material shall conform to the latest edition of American Standard for Nursery Stock published by The
American Association of Nurserymen.
5. The quantities in the Plant Schedule are provided to the Landscape Contractor as a convenience. It is the
Landscape Contractors responsibility to verify all quantities and availability of plants and materials shown on the
plan and schedule prior to submitting a bid. If selected, the Landscape Contractor shall make provisions
necessary to have the necessary material to complete the landscape installation by the established deadlines.
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Dee Ann Hardy

From: Craig Collins

Sent: Tuesday, December 16, 2014 5:10 PM

To: Aaron Kloke; Liz Becher; Constance Lake; Dee Ann Hardy
Subject: FW: Greenway Park Update

Craig Collins, AICP
City Planner

City of Casper, Wyoming

200 North David Street
Casper, WY 82601
{307)-235-8241
ccollins@cityofcasperwy.com

From: Ron Baugh [mailto:rabaugh@gmail.com]
Sent: Tuesday, December 16, 2014 4:38 PM
To: 'David Haney'; John Patterson; Craig Collins; Kenyne Schtager; Stephen Cathey; 'Paul Bertoghio, Councilmember'; 'Bill
Stoval’; "Tom Scarlett’; 'Pat Dixon'; Pdixn@acl.com; ‘Debbie Jelinek'; 'Jan Hawks'; ‘Terry & Doug Richardson'; 'McKinzey';
rborll@casperforsale.com; 'Susan Thomas'; riverdancer@bresnan.net; 'Mark Zaback'; alexefimoff@bresnan.net; 'Kris
Beevers'; 'jim griffin'; jalex32674@aol.com; 'Nick Wendland'; 'Stuart Day’; 'Don Baker'; brn26@aol.com;
schad@bresnan.net; Iculver52@msn.com; mgranum@yahoo.com; berniell8@bresnan.net; mjo1944@msn.com;
dickrin@bresnan.net; pjrobbins@bresnan.net; ssarvey@bresnan.net; oldsteamboat@msn.com; dstubson@bresnan.net;
hobwyo31@gmail.com; khwright31@gmail.com; kkzaback@bresnan.net; 'Karen Apostolos'; 'Ed and Joyce Bratt'; 'Donna
Freemole'; 'Marina Sy'; 'Norma Wall'; 'Renee Radman'; 'Allan Fraser'; eric.eckelberg@att.net; Robin Mundell; Bob
Hopkins; Daniel Sandoval; Steve Johnson; Craig Hedquist; Ray Pacheco; Charlie Powell; Grantalg@msn.com

Cc! 'madeline haney'

Subject: RE: Greenway Park Update

I am interested what the developer plans to do with "Tract H" (the green space)? It appears that with a slight adjustment
to the proposed road location on the south end there would be potential room for additional development just to the
west of Rustic Ridge if there were another revision to the development. Being the devil's advocate, there are few
topography impediments to building if there are economics real or imagined.

1 agree with Doug Richardson that there should a binding agreement that prevents any ather revision to the
development that would affect our area of discussion,

Ron Baugh

From: David Haney [mailto:haney@wyomingcda.com]
Sent: Tuesday, December 16, 2014 8:36 AM

To: David Haney; John Patterson; Craig Collins; Kenyne Schlager; Steve Cathey; Paul Bertoglio, Councilmember; Bill
Stoval; Tom Scarlett; Pat Dixon; Pdixn@aol.com; Debbie Jelinek; Jan Hawks; Terry & Doug:Richardson; McKinzey;
rboril@casperforsale.com; Susan Thomas (susantt99@hresnan,net); riverdancer@bresnan.net; Mark Zaback;
alexefimoff@bresnan.net; Kris Beevers; jim griffin; <jalex32674@aol.com>; 'Nick Wendland'; Stuart Day; Don Baker;
br26@aol.com; schad@bresnan.net; lculver52@msn.com; mgranum@yahoo.com; berniellB@hresnan.net;
mjc1944@msn.com; dickrin@bresnan.net; pirobbins@bresnan.net; ssarvey@bresnan.net; oldsteamboat@msn.com;
dstubson@bresnan.net; bobwyo31@gmail.com; khwright31@agmail.com; kkzaback@bresnan.net; rabaugh@gmail.com;

1g2




Karen Apostolos; Ed and Joyce Bratt; Donna Freemole; Marina Sy; Norma Wall; Renee Radman; Allan Fraser;
eric.eckelberg@att.net; rmundell@cityofcasperwy.com; bhopkins@cityofcasperwy.com; dsandoval@cityofcasperwy.com;
sjochnson@cityofcasperwy.com; chedquist@cityofcasperwy.com; rpacheco@cityofcasperwy.com;
cpowell@cityofcasperwy.com; Grantalg@msn.com

Cc: madeline haney

Subject: Greenway Park Update

Fellow Rustic Ridge Homeowners:

The developer of Greenway Park, Don Breland, provided a revised preliminary plat of his changes to Bill Stovall and the City. Those
changes include preserving the single-family homeownership lots immediately to the West of our subdivision. He did however
absorb additional single-family ownership lots on the north end in order to accommodate addittonal density. What is now being
proposed is 13 buildings of 10 to 12 unit apartment buildings not dissimilar to what already exists. While there are the single-family
ownership lots as a buffer, it is not anywhere close to what was proposed originally. The single family development now designated
as Phase 4 is likely to be revised again down the road if this is approved.

In our investigations with the City, we found that the City had approved two increases in density without providing any notice to us
because we were not within the 300 foot radius required under law. We think that had we been notified of those changes in density,
we as homeowners would have objected leng before now. The original proposal called for buffers of building types and a differential
in homeownership versus rental that was significantly different than what we are faced with today as well as much less density.

The actual public hearing for Planning and Zoning is January 27 at 6:00 PM. Written comments should be sent to Craig Collins
{ccollins@cityofcasperwy.com) by no later than January 20. Assuming Planning and Zoning approves the request, there will be a
subsequent opportunity for input directly to the City Council at a date yet to be determined. It is very likely that it will be that
subsequent meeting of the Council. We will have an opportunity to truly impact the decision based on the original approval with
significant buffers of both density and homeownership versus rental.

As always, Madeline and | are more than available to answer questions or provide guidance with regard to your written
communications. It is very important that we all speak up and have a physical presence at the various meetings to demonstrate our
sincerity and solidarity.

We are attaching our most recent communication to the City, including all of the new city council members. We think it is very
important that you include both the city manager and the new members in whatever communications you send. We think it is
particularly important for those residents who may not be in Casper for the winter to participate as vocally and as demonstrably as
you can. Should you do so electronically, feel free to cut and paste the electronic addresses from our email. Should you want to
reduce your thoughts to a lette,r it should be submitted to the Community Development Department, 200 North David 5t,, Room
205, Casper, Wyoming, 82601, If you have questions for the city. Please call them at 307 - 235 - 8241 and ask for Craig Collins.

Also attached is a copy of the "temporary proposed changes" provided by the developer to Bill Stovall and the City.

Dave

DAVID HANEY

Executive Director

Wyoming Community Development Authority
155 N. Beech Street

P.O. Box 634

Casper, WY 82602

P: (307) 265-0603 F: (307) 266-5414
www.wyomingcda.com

2
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CONFIDENTIALITY STATEMENT: THE INFORMATION CONTAINED IN THIS E MAILTRANSMISSION 15 INTENDED ONLY FOR THE RECIPIENTS NAMED ABOVE. If the
réader of this message Is not the intended reciptent or the intended recipient's agent, you are hereby notified that any dissemination, distribution, or copying of the
infarmation contained in this electronic transmission other than to the intended recipients is prohibited

All City of Casper e-mails and attachments are public records under the Wyoming Public Records Act, W.S. § 16-4-201 ef seq.,
and are subject to public disclosure pursuant fo this Act,
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Stuart R, Day
159 North Wolcott, Suite 400

Casper, WY 82601 )
N2 0 25

January 20, 2015

City of Casper Planning and Zoning
200 North David Street, Room 205
Casper, WY 82601

RE: PLN-14-067-R and PLLN-14-068-S

To Whom It May Concern:

My mother, Evelyn R. Day, is a property owner in the Rustic Ridge Development,
adjoining the Greenway Park PUD; she lives at 1926 Rustic Drive which is located on the west
side of the Rustic Ridge development and directly next to the proposed development which is the
subject of the application to vacate, replat and approve a PUD for a portion of Greenway Park.
My mother and my father Richard E. Day were one of the original owners in Rustic Ridge. My
father Richard recent passed away leaving my mother Evelyn as the sole owner of the 1926 Rustic
Drive property.

I am writing on behalf of my mother to voice her objections to the re-platting and
amendment to the original PUD for the Greenway Park Development that are currently before the
Commission.

First, my mother is concerned because her property rights were violated in 2009 and again
in 2012 when the Planning and Zoning Commission approved an increase in density in the
Greenway Park Planned Unit Development. Notice of the proposed change was not given to
landowners in Rustic Ridge who were within 300 feet of the PUD as required by the Zoning
Ordinances. We understand that these alterations were not considered by the Planning and Zoning
Commission or by the City Council, and no notice of the proposed alterations was provided to the
owners adjoining the PUD like my mother.

We also understand that the reason recently given for the lack of notice was the proposed
alterations did not result in a change in the total density for the PUD. It appears that the only
density level of concern to the City of Casper is that of the entire PUD. As a result, the effect of
this interpretation is that if the total density level of the PUD remains unchanged, even if the
density level within different phases is changed, no notice is necessary, and the alterations can be
made without review by the commission and city council.
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On behalf of my mother, I respectfully disagree. She thinks the increase in the density of
Phase I of the PUD as approved in the Greenway Park was not a minor alteration as contemplated
in Paragraph 1 above. Instead, she thinks it was an alteration in the density level and design
standards which requires that notice be given to all owners within 300 feet of the outline of the
PUD.

On behalf of my mother, T offer that the rational provided for lack of notice does not
comectly interpret the applicable City of Casper regulations. Section 17.52.130 paragraph 2
requires notice to adjoining landowners when alterations in the density levels are being considered.
The referenced provision clearly contemplates more than one density level to be considered in a
PUD. Giving the words their normal meaning, the referenced provision must refer to the density
levels in different phases of the PUD. The City’s interpretation impropetly reads out of existence
the reference to the plural “density levels” in this regulation.

The better interpretation of this ordinance is that notice to adjoining property owners is
required when the density level in any of the PUD phases is altered. Further, these density level
changes mus( be “approved by the commission and passed by the council at public meetings.” By
the city’s own admission, for the first two alterations of density levels of phases in the Greenway
Park PUD, notice was not given, and the alterations were not approved by the commission and
council.

The lack of notice associated with the past revisions of the PUD renders the modifications
undertaken pursuant to those revisions unlawful. It would only compound this mistake to allow
the developers to build on the unlawful modifications by reneging on the representations made in
2007 as part of the original PUD approval process. An appropriate resolution would be to deny
the proposed re-plating and amendment of the original PUD for the Greenway Park Development.

In addition to her concerns about the lack of nofice of past modifications, my mother does
not think the proposed re-plating and amendment of the original PUD for the Greenway Park
Development satisfies the requirements of the Casper Area Comprehensive Land Use Plan.

In 2007, the Greenway Park developer met with property owners including my mother and
father to review their plans to build apartment housing in the lands immediately (o the west of our
neighborhood which had previously not been zoned for high density residential. The developer
made assurances that there would be an adequate buffer of residential lots immediately next to our
neighborhood transitioning into lower density townhomes and multi-family housing then into the
high density apartments; as a result, my parents did not object to the proposal to rezone the land
and build the PUD as presented.

The original Site Plan Agreement for Greenway Patk dated February 2, 2008, Phase IV
provided for a street along the West fence line of Rustic Ridge with 12 residential lots on the West
side of the street. Between those Phase IV residential lots and the existing high density Greenway
Park apartments would be 5 more residential lots on the north end and smaller townhomes and
multi-family units on the south end. My parents did not object to the original development as
proposed because of this buffer and the gradual increase in housing density between Rustic Ridge
and the high density development within the Greenway Park.
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The conceptual revised site plan which is currently under consideration by the Planning
and Zoning Commission and is the subject matter of current hearings is significantly different from
the representations cited above.  As an example, the February 2, 2008 site plan provided for 12
residential lots as a buffer along the East Side of Rustic Ridge, the new proposed site plan provides
for 13 lots. The new proposed site plan has totally done away with the smaller town homes and
multi-family units which were intended to be a further buffer between the Greenway Park
residential lots and the high-density apartment complexes. Instead, the Greenway Park residential
lots, as proposed, are directly abutting the high density residential complex. That results in a depth
of one house as the only “buffer” between large high density apartment complexes and high end
residential lots zoned R-1. My mother does not understand how a street constitutes a buffer zone.

In January of 2000, the City of Casper adopted the Casper Area Comprehensive Land Use
Plan. As stated on page 3 of the plan, “The Plan ... provides guidelines for decisions concerning
development and redevelopment in the Casper area.” Casper’s Comprehensive Land Use Plan
provides for a vision of cohesive residential neighborhoods. The Plan protects existing
neighborhoods from the encroachment of new uses that could negatively impact property
values or the quality of life. The principles and goals associated with the Plan expressly state a
preference to minimize changes to existing neighborhoods, ensure that changes to existing
residential neighborhoods are compatible in terms of use, desigh and scale, and that negative
impacts are adequately mitigated. New development that respects the character of existing
neighborhoods and the Casper area. The Plan provides that Residential uses should:

10. Be compatible with the existing residential development, primarily through
appropriate density placement. Generally, multifamily and duplex residential
development is suitable (ransitional use that should be effectively located when
possible between higher density development (such as commercial) and lower
density development (such as single family residential} or integrated into a mixed
use neighborhood.)

Further, my mother is concerned that none of the above criteria set forth in Section
17.52.020 of the Casper Municipal Code (the “Zoning Ordinances”) have been met.

It can’t be disputed that the houses in the housing development which directly abuts
Greenway Park on the West side have lower assessed valuations than those in Rustic Ridge, in
part, because they immediately adjoin a high density apartment complex. It appeats clear that
these lower cost homes are the only type of homes that builders will build next to a high density
residential apartment complex. These are not the types of homes which the developer promised
my parents would be built adjoining Rustic Ridge when he met with them when the original
Greenway Park was in its planning stage as these homes are not the type of homes that were
contemplated in the original plat.
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As noted by Bill and Susan Heiss, these types of homes are not compatible in type, scale
and character to the Rustic Ridge or Rustic Pines neighborhoods. This purported “buffer” does
not provide the required gradual transition between the single family residential homes in Rustic
Ridge and Rustic Pines and the proposed high density residential buildings in Greenway Park.

Based on the cited materials and the discussion above, on behalf of Evelyn R. Day, 1
respectfully request that the proposed re-platting and amendments to the Greenway Park PUD be
denied in their entirety based on the fact that they are in violation of both the City of Casper Zoning
Regulations and the Casper Comprehensive Land Use Plan.

Yours very truly,

A

Stuart R. Day
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DIixoN & DixoN, LLP

PATRICK DIXON
TTORNIBYS
KATILEEN B, DION, RN, JuD, ATTORNINS ATLAW PAULEOAL
)

SUITR 600, FIRST INTERSTATE BANK BUILDING
104 SOUTH WOLCOTT

CASPER, WYOMING 82601
TrLEPHONE: {307) 234-7321
FACSIMILE! (307) 234-0677

WEBSITE! DIXONANDDIXONLLE COM

November 13, 2014

Doug Hardy :
200 N. David, Room 208
Casper, WY 82001

RE: PLN-14-067-Rand PLN-14-068-8
Dear Sir or Madam.:

Please he advised thet I represent the Rustic Ridge Home Owners Associatlon.
RRHOA represents the homeowners in the Rustic Ridge subdivision, located directly
east of the referenced Planned Unit Development, 1 am writing to volce RRHAO’S
communal objection to the proposed re-platting and amendment of the original PUD.

As you are aware, the Rustlc Ridge subdivislon is comptised of single family
and upscale duplex resldences. The lands to the north and east of Rustic Ridge are
predominately, if not exclusively single family dwellings. This medium to upper end
residential area is one of the most homogenous and most attractive residential areas
in the clty. When the Gresnway Park Development was proposed back in 2007
residents of Rustic Ridge and other areas in the neighhorhood voiced their objection
to the construction of high densily multi-unit housing in the middle of this single
family residentlal area. As a result of the planning process, the developer proposed a
plan which located high density units to ihe west adjacent to Beverly Strect with a
transition zone culminating in single family dwellings to the cast of its property, and
immediately west of Rustic Ridge. Based upon that transitional plan, the PUD was
approved and ultimately recorded in 2009,

Now, as many predicted back in 2007, the developer is back before the
Commission attempting to amend the plan to eliminate the transition zone, to
eliminate green space, to eliminate the buifer zones and to construct multi-family
units immediately across the fence from Rustic Ridge.

The RRHOA objects to this proposed change on the following grounds:
1.  Planning and zoning standard 17.52.020-B requitcs that a project be

‘compatible with the area surrounding the project site”s obvlously, the proposed
changes will violate this standard; )
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Doug Hardy Law Office of Chapin & Dixon, LLP
Novermber 13, 2014 :
Fago 2 of 2

2. Standard 17.52.020-D requires thal a plan “provide for usable and
suitably located open space”; the proposed changes wlill violate this standard by a
eliminating already accepted concepts of usable open space;

3. Standard 17.52.020-F provides that a plan shall “combine and -
coordinate architectural styles, building forms and building relationships within the
development and in concert with adjacent and surrounding land and development”;
the proposed changes will violate this standard by permitting the construction of
multl-story apartment buildings in a backyard of upscale single family dwellings;

4. Standard 17.52,020-G requires that a project “minimize impact on
adjacent zoning districts by ellminating building heights, providing screening and/or
other buffers”; the proposed changes violate this standard in every possible sense;

5. Standard 17.52,020-H requires a developer to presetve, utilize and
harmonize existing landscape features and amenities; the original plan did that very
nicely — the amendments will eliminate this concept entirely;

6. Standard 17,52.020-K requires this plan to constitute bulfer zones
between existing land uses and zones; agaln the orlginal plan satlsfied this standard
- the amendment does not.

By any of the criteria listed above, the proposed amendments fly in the face of
sound community planning and will have the effect not only of degrading the Rustic
Ridge community, but the entire east side residential area, For these reasons,
RRHOA encourages the commission to refect the proposed amendments in their
entirety,

Yours very truly,

Patrick Dixon
Attorney for Rustlc Ridge
Homeowners Association

PD:km
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JAN 20 2015
DIiXON & DIXON, LLP

PATRICK DIXON ATTORNEYS AT LAW
PARALEGAL
Ka . .N., J.D. e
THLEEN B. Dixon, R.N., J.D KIM CARLSON, ACP
SUITE 600, FIRST INTERSTATE BANK BUILDING
104 SOUTH WOLCOTT

CASPER, WYOMING 82601
IELEPHONE; (307) 234-7321
FACSIMILE; {307)234-0677

WEBSITE: DIXONANDDIXONLLP.COM

January 20, 2015

HAND DELIVERY

Casper Planning and Zoning Commission
200 N. David, Room 205
Casper, WY 82601

RE: PLN-14-067-R and PLN-14-068-S
Dear Sir or Madam:

I am writing again on behalf of the Rustic Ridge Home Owners Association in
opposition to the referenced PUD amendments. While the newly submitted plans are
an improvement over the originally proposed amendments, and while RRHOA
appreciates the developers’ efforts to work us, unfortunately RRHOA continues to

find the proposed amendment to be objectionable.

On November 14, 2014, I outlined RRHOA’s objections by letter, a copy of
which I enclose herewith. Notwithstanding the recent modifications, those objections
continue to be germane. Specifically, RRHOA believes that the proposed amendments
violate planning and zoning standards 17.52.020-B,D,F,G,H and K.

Stated plainly, we are concerned that the proposed amendment, even as
modified will eliminate any type of meaningful buffer zone between the high density
residential area and our single family residential area. We are concerned that the
proposed amendment will dramatically impair our views which contribute to the
quality of life we enjoy at Rustic Ridge. We believe that the amendment will result in
the creation of a row of very undesirable lots with dozens of apartments, parking
spaces and dumpsters on the other side of our fence. We are concerned about the
increased density to the west. And, we are concerned that this development degrades
the overall desirability of the Eastside residential area.

Finally, we are very concerned with this developer’s consistent pattern of

amending the PUD to increase density. As originally proposed in 2007, this PUD
probably satisfied the city’s planning and zoning criteria. Since that time, this
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Planning and Zoning Commission Law Office of Dixon & Dixon, LLP
January 20, 2015
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developer has, perhaps illegally, amended the PUD to increase the density and is now
back for a third amendment. RRHOA urges the commission to reject this amendment
in its entirety.

Thank you for your consideration.

Yours very truly,

O&W\(J‘@L}w

atie Moerke
Assistant to Patrick Dixon
Attorney for Rustic Ridge
Homeowners Association

/km

cc:  John Patterson, City Manager
Steve Cathey, Councilmember
Kenyne Schlager, Councilmember
Ray Pacheco, Councilmember
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DAVID AND MADELINE HANEY
1928 Rustic Drive
Casper, Wyoming 82609

November 11, 2014

John C. Patterson

City Manager

City of Casper

200 North David St.
Casper, Wyoming 82601

RE: Greenway Park PUD Site Plan
Dear John:

We were recently advised via 3 x 5 postcard of prospective changes to the Greenway Park PUD Site Plan
postmarked November 7, 2014, Upon Investigation with the Department of Planning and Zonlng, specifically Cralg
Collins, City Planner, we were advised that there |s a proposed significant change to the area Immediately to the
wast of the Rustic Ridge Subdlvision,

The change significantly Increases the density immediately behind the Rustlc Ridge subdlvision and raises the
height limits beyond Its original approval. it also reduces the amount of setback originally approved. The changes
from single-family homeownership to 10 and 12 multtple unit rental buildings is contrary to what has been
presented to the resident's of Rustlc Ridge and approved by the City.

Specifically, the Greenway Park Il Subdivision Agreement Amendment recorded on April 30, 2009 with the,
Natrona County Clerk number 865576 specified that there would be lower density on the east side of the project
due to existing single-family homes, view protections for existing residents of Rustic Ridge, design walked out lots
and single load the streets to allow development on the slope, provide semi-custom homes that will match the
proposed development as well as the existing homes to the east, and maintain the spectacular view to the south
and southwest.

Additionally, the contemplated green space iImmediately adjacent to the west side of Rustic Ridge is being changed
by reducing its size and taking away the approved road. That would also Include doing away with an established
sethack from the single-family property lines on the west furthering the reduction in distance from the Rustic
Ridge property line, The height of the cantemplated multl-family development Is also significantly higher than the
promised and approved single-family homes.

We also understand from Craig Collins that the City will require significantly wider roads for any approval that
would further reduce the size of the buffer between Greenway Park and Rustic Ridge.

The Developer has already significantly increased the density for the mukii-famlily portion of the development and
is seeking to change the strategy from what was originally promised and approved. We belleve this Is just an
attempt by the developer to change his approved plan to Increase density and rental income from the
contemplated multi-family development.
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The Rustic Pines subdivislon immediately to the north of Rustic Ridge Is currently buliding and marketing single-
family homes that are consistent with the origlnal approvals to Greenway Park. The suggestion that those kinds of
homes would not sell Is guestionable glven the success of both Rustic Pines and Rustic Ridge.

We are also assuming that the single-family future phase adjacent to Rustic Plnes will continue to be Single-Family,
even though by approving this proposal, It is very likely that the City would also be asked to Increase the density on
that property from single-family to multi-family.

For our specific fot in Rustic Ridge, Instead of having at least 100 feet to the front yard of a single family lot, We
are now belng asked to have a two-story 10 unit apartment building where the back of the unit will face to the east
significantly increasing the number of households uttlizing the remaining open space. Instead of having two
vehicles, we would now have at least 12 vehicles entering and exiting this property alone, let alone any of the
Increases in traffic/density in the other three butldings, each with 10 or 12 units,

In conversations with Craig Collins, he indicates that once planning and zoning approves this change that the City
Council would only review this as part of their consent agenda rather than having a public hearing like the Planning
and Zoning hearing on November 25th,

We would respectfully request that you intercede with the Planning Department to have a more significant public
hearing on the contemplated changes with extended timelines. At the very least, we would ask that the item bhe
placed an the City Councll's active agenda so that residents of Rustic Ridge and Rustic Pines have an opportunity to
provide input prior to any approval. it would be our recommendation that the originally approved single-family
configuration remaln and be executed as promised.

Please feel free to contact either of us at 307 — 333 —~ 5367 (home) 307-251-7018 (cell) or email David at
haney@wyomingcda.com, Thank you In advance for your constderation of our concerns,

Yours truly,

A%%/é/ ‘ ﬁwﬁ( Dot tome /7/%

David and Ma elip

DMH/me

cc Craig Collins, Planning and Zoning
Bill Stoval, Rustic Ridge Homeowners Association
Ronna Borll, Equlty Brokers/Rustic Pines
Kenyne Schlager, Counclimember
Steve Cathey, Councilmember
Paul Bertogllo, Counclimember
Pat Dixon, Attorney at Law
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Dee Ann Hardy

-
From: Craig Collins
Sent: Monday, November 24, 2014 8:23 AM
To: Dee Ann Hardy; Aaron Kloke; Liz Becher
Subject: FW: Greenway Park PUD
Attachments: City of Casper Letter 11-22-14 v.2.pdf
Follow Up Flag: Follow up
Flag Status: Flagged
fyi

From: David Haney [mailto:haney@wyomingcda.com)
Sent: Saturday, November 22, 2014 1:17 PM

To: John Patterson; Craig Collins; Kenyne Schlager; Stephen Cathey; Paul Bertoglio, Councilmember; Bill Stovai; Tom
Scarlett; Pat Dixon; Pdixn@aol.com; Debbie Jelinek; Jan Hawks; Terry & Doug Richardson; McKinzey;
rborii@casperforsale.com; Susan Thomas (susanrt99@bresnan.net); riverdancer@bresnan.net; Mark Zaback;
alexefimoff@bresnan.net; Kris Beevers; jim griffin; <jalex32674@aol.com>; 'Nick Wendland'; Stuart Day; Don Baker;
brn26@aol.com; schad@bresnan.net; lculver52@msn.com; refarflaz@bresnan.net; mgranum@yahoo.com;
bernieli8@bresnan.net; mjol944@msn.com; dickrin@bresnan.net; pirobbins@bresnan.net; ssarvey@bresnan.net;
oldsteamboat@msn.com; dstubson@bresnan.net; bobwyo3i@gmail.com; khwright31@gmaif.com;
kkzaback@bresnan.net; rabaugh@gmail.com

Cc: Madeline Haney

Subject: Greenway Park PUD

} am attaching our letter to John Patterson as a response to the meeting with the developer, 1t again highlights our objections and
requests that any consideration of the changes be placed before the full City Council. We will also be preparing a communication to
the restdents of both Rustic Ridge and Rustic Pines under separate cover highlighting our activities to date. | would ask that if you
have email addresses for folks other than those listed above, that you share those with me so | can prepare as inclusive a list as | can.

DAVID HANEY

Executive Director

Wyoming Community Development Authority
155 N. Beech Street

P.C. Box 634

Casper, WY 82602

P:(307) 265-0603  F: (307) 266-5414
www.wyomingcda.com

f. = ==
£ By
WC ' A "FINANCING AFFORDABLE HOUSING IN WYOMING "

CONFIDENTIALITY STATEMENT: THE INFORMATION CONTAINED IN THIS £ MAILTRANSMISSION IS INTENDED ONLY FOR THE RECIPIENTS NAMED ABOVE. If the
reader of this message is not the intended recipient or the intended recipient’s agent, you are hereby notified that any dissemination, distribution, or copying of the
infarmation contained in this electronic transmission other than to the intended recipients is prehibited

Al City of Casper e-mails and attachments are public records under the Wyoming Public Records Aet, W.5, § 16-4-201 ef seq.,
and are subject to public disclosure pursuant to this Act,

95




David and Madeline Haney
1928 Rustic Drive
Casper, Wyoming 82609

November 22, 2014

John C. Patterson
Clty Manager

Clty of Casper

200 North David St.
Casper, WY 82601

RE: Greenway Park PUD Site Plan
Dear John:

At Craig Collins’ suggestlon, the Rustic Ridge homeowners met with the developer, Don Berland, on
November 20th. Mr. Berland and his team made a presentation to the homeowners outlining thelr
proposed changes to the devefopment immedlately to the west of Rustic Rldge. To say that the
developer was less than cooperative would be an understatement, He reminded us numerous times
that he did not want to debate the proposed changes, only hear our objections,

Mr. Berland stated that it was his partner, who is deceased, that wanted the single-family ownership
mixed use. Mr. Barland further stated that he was an apartment developer, not a single family
builder, He would likely sell the single-family ownership lots to a third-party bullder If changes were
made by the City to his propesal,

They are proposing to change the existing plat, to include 42 multifamily rental units Immediately
adjacent to the Rustic Ridge single family homes. Additionally, that area immediately to the west of
those proposed rental units will be built with significantly higher density than was originally approved
by the city. {Approved 76 units with a mix of ownership and rental versus 136 units that are 100%
rental for this phase alone.)

Representatives of both Rustic Ridge and Rustic Pines highlighted their objections to the
contemplated changes. Those objections are as follows:

1. Significantly higher density than was originally approved.

2, Eilmination of the buffer of residentiat homeownership units from the remainder of
the rental units that orlginally provided diversification of housing types.

3. With the additional density, the number of vehicles provided offstreet parking Is
significantly higher than originally approved.

4, Elevation changes would create additional barriers to the view shed for both Rustic
Ridge and Rustic Pines,
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In reviewing the PUD findings for project approval under 17.52.020, we would make the following
observations, The propased changes would not be compatible with the areas surrounding the project
site. Eliminates the approved project diversification. It does not combine and coordinate the
architectural styles, the building forms, and the bullding relationships in concert with adJacent and
surrounding land and development. it does not minimize the impact on adjacent zoning districts. it
does not conslst of a mixture of uses, density, or designs, 1t does not constitute a buffer zone between
existing land uses and existing zones.

We understand from Planning and Zoning that the hearing originally scheduted for November 25 has
now been delayed untll December 11th. Mr, Collins also Indicated that depending upon the
developer's response to our objections and the requirements outlined In a preliminary response from
the City, that any hearing may also be further delayed until January,

We would agaln ask that the Council pull the contamplated Planning and Zoning recommendations
from the consent agenda and place the item on me active agenda for the Council's consideration
regardless of the timing,

Madeline and | want to express our sincere thanks to the City for their cooperation and sensitivity to
the issues of the existing homeowners, Planning and Zoning have heen professtonal and thorough
throughout. We would ask that any written communications with the developer be copied to us.

Please feel free to contact either of us at 307-333 ~5367 (home) or 307-251 ~7018 {cell) with any
questions or Issues, To further facilltate rapld communication, you may also utilize my email address
of haney@wyomingcda.com.

Yours trulv, T

///[7! 7 124 /}////Z/z{/ rf’/,?/z/r‘f"
David and Made

ine Hanéf
DMH/me

cc: Craig Collins, Planning and Zoning
BHI Stoval, Rustic Ridge Homeowners Association
Ronna Boril, Equity Brokers/Rustic Pines
Kenyne Schlager, Councllmember
Steve Cathey, Counclimember
Paul Bertoglio, Councitmember
Pat Dixon, Attorney at Law
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DAVID AND MADELINE HANEY
1928 Rustic Drive
Casper, Wyoming 82609

November 26, 2014
RE: Greenway Park PUD
Dear Fellow Rustic Ridge Homeowners:

We received a notice from the City of Casper Planning and Zoning department on November 8th
that the Greenway Park developer wanted to make changes to the Planned Unit Development
(PUD) to the west of Rustic Ridge. The notice indicated that residents within 300 feet of the
perimeter were being notified.

When Madeline called to find out what was being proposed, she spoke with Craig Collins,
Casper City Planner, He stated that the developer (Donald Berland, Berland Development
Group, Tnc.) wanted to change Phase TII (which is adjacent to the west side of Rustic Ridge) and
increase the density. We asked him to supply Madeline with information on what the developer
wanted to do. We are attaching a copy of what the developer is proposing in the new Site Plan.

We had a meeting with many of the residents who had received the notice, as well as, Rustic
Ridge board members, A number of residents have already gone south for the winter and were
unavailable, This occutred on November 19th at our house. Due (o comments received by the
City, they advised the developer that he should have a meeting with the concerned residents.
The developers presentation was at his olubhouse in Greenway Park on November 20th.

What the developer is looking to do is not what he originally was approved for, He wants lo put
four two story apartment buildings with 10-12 apatiments within each building immediately
adjacent to the west side of Rustic Ridge and increase the density from the originally approved
density of 76 units to 136 units and change the configuration from ownership to 100% rental.
When we asked what happened to the townhouses and single family units originally approved
back in roughly 2007, he basically said ho really only does rental apartments.

During the course of the last week, we found out that the City Planning and Zoning meeting has
been changed to January27th at 6PM. Written comments will still be taken by P&Z up until
January 20th. The purpose of this letter is to make sure all of our Rustic Ridge residents /
neighbors have a chance to make their voice heard. Obviously, the development affects all of us
in one way or another, whether it be density andfor property valucs.

However, according to the Planning and Zoning department, property value is not something
they will consider.
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We sent a letter on November 11th with eur comments to the City. A copy is attached. Also,
attached is a copy of the Rustic Ridge Homeowners Association comments that have been
submitted by Pat Dixon, legal counsel for the Rustic Ridge Homeowners Association, We have
also responded in writing to the City regarding our meeting with the developer which is also
attached. We feel that it is important for all of our residents to submit their concerns in
writing whether or not you attend the hearings in person.

We hope this helps you understand what is being proposed and allows you to have a voice. If
you have questions, we will also be happy to respond.

[f you have an email address, it would help the Rustic Ridge HOA to have it so that when
something like this ocours, we can just sent out an email instead of having to mail or hand
deliver letters.

Please feel free to email me your email address and { will compile a list of all our tesidents.
Our contact info is:

David and Madeline Haney

email: madeling.haney@gmail.com or hangy@wyomingeda.com

home phone 307-333-5367
cell phone 307-251-7018

Yougs truly,

David and Madeline Haney
DMH/me
Attachments

cc: Ronna Boril
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Dee Ann Hardy

From: David Haney <haney@wyomingcda.com>
Sent: Sunday, December 14, 2014 9:54 AM

To: Craig Collins

Subject; Greenway Park

Craig:

Madeline and | want to send aiong our sincere thanks for meeting with us on Friday. It helped us a good deal and gave us a better
understanding of the process and its intent. We will continue to communicate with the Rustic Ridge homeowners and try to direct
our efforts according to your recommendations. We would also like to have some formal communication with the planning and
zontng commissianers prior to their decision. Can you provide me with a list of their names and emails so that we can include them
in our communications to John and the City Council.

We appreciate the difficult position you are in.

Dave

DAVID HANEY

Executive Director

Wyoming Community Development Authority
155 N. Beech Street

P.Q. Box 634

Casper, WY 82602

P: {307) 265-0603 F: (307) 266-5414
www.wyomingcda.com

/7
WCDA
st "FINANCING AFFORDABLE HOUSING IN WYOMING”

CONFIDENTIALITY STATEMENT: THE INFORMATION CONTAINED IN THIS E MAILTRANSMISSION IS INTENDED ONLY fOR THE RECIPIENTS NAMED ABOVE, If the
reader of this message is not the intended recipient or the intended recipient's agent, you are hereby notified that any dissemination, distribution, or copying of the
information contained in this electronic transmission other than to the intended recipients is prehibited
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Dee Ann Hardy

From: David Haney <haney@wyomingcda.com>
Sent: Tuesday, December 16, 2014 8:36 AM
To: David Haney; John Patterson; Craig Collins; Kenyne Schlager; Stephen Cathey; Paul

Bertoglic, Councilmember; Bill Stoval; Tom Scarlett; Pat Dixon; Pdixn@aol.com; Debbie
Jelinek; Jan Hawks; Terry & Doug Richardson; McKinzey, rooril@casperforsale.com;
Susan Thomas (susanrt99@bresnan.net); riverdancer@bresnan.net; Mark Zaback;
alexefimoff@bresnan.net; Kris Beevers; jim griffin; <jalex32674@aol.com>; 'Nick
Wendland'; Stuart Day; Don Baker; brn26@aol.com; schad@bresnan.net; lculver52
@msn.com; mgranum@yahoo.com; berniell8@bresnan.net; mjo1944@msn.com;
dickrin@bresnan.net; pjrobbins@bresnan.net; ssarvey@bresnan.net;
oldsteamboat@msn.com; dstubson@bresnan.net; bobwyo31@gmail.com; khwright31
@gmail.com; kkzaback@bresnan.net; rabaugh@gmail.com; Karen Apostolos; Ed and
Joyce Bratt; Donna Freemole; Marina Sy; Norma Wall; Renee Radman; Allan Fraser;
eric.eckelberg@att.net; Robin Mundell; Bob Hopkins; Daniel Sandoval; Steve Johnson;
Craig Hedquist; Ray Pacheco; Charlie Powell; Grantalg@msn.com

Cc: madeline haney
Subject: Greenway Park Update
Attachments: Proposed new plat 12-14.pdf; City of Casper signed letter 12-16-14.pdf

Fellow Rustic Ridge Homeowners:

The developer of Greenway Park, Don Breland, provided a revised preliminary plat of his changes to Bill Stovall and the City. Those
changes include preserving the single-family homeownership lots immediately to the West of our subdivision. He did however
absorb additional single-family ownership lots on the north end in order to accommeodate additional density. What is now being
proposed is 13 buildings of 10 to 12 unit apartment buildings not dissimilar to what already exists. While there are the single-family
ownership lots as a buffer, it is not anywhere close to what was proposed originally, The single family development now designated
as Phase 4 is likely to be revised again down the road if this is approved.

In our investigations with the City, we found that the City had approved two increases in density without providing any notice to us
because we were not within the 300 foot radius required under law. We think that had we been notified of those changes in density,
we as homeowners would have objected long before now. The original proposal called for buffers of buiflding types and a differential
in homeownership versus rental that was significantly different than what we are faced with today as well as much less density,

The actual public hearing for Planning and Zoning is January 27 at 6:00 PM. Written comments should be sent to Craig Collins
{ccollins@cityofcasperwy.com) by no later than January 20. Assuming Planning and Zoning approves the request, there will be a
subsequent opportunity for input directly to the City Council at a date yet to be determined. It is very likely that it will be that
subsequent meeting of the Council. We will have an opportunity to truly impact the decision based on the original approval with
significant buffers of both density and homeownership versus rental.

As always, Madeline and | are more than available to answer questions or provide guidance with regard to your written
communications. It is very important that we all speak up and have a physical presence at the various meetings to demonstrate our
sincerity and solidarity.

We are attaching our most recent communication to the City, including all of the new city council members. We think it is very
important that you include both the city manager and the new members in whatever communications you send. We think it is
particularly important for those residents who may not be in Casper for the winter to participate as vocally and as demonstrably as
you can. Should you do so electronically, feel free to cut and paste the electronic addresses from our email. Should you want to
reduce your thoughts to a lette,r it should be submitted to the Community Development Department, 200 North David St., Room
205, Casper, Wyoming, 82601. If you have questions for the city, Please call them at 307 — 235 — 8241 and ask for Craig Collins.

Also attached is a copy of the "temporary proposed changes” provided by the developer to Bill Stovall and the City,

i
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Pave

DAVID HANEY

Executive Director

Wyoming Community Development Authority
155 N. Beech Street

P.0. Box 634

Casper, WY 82602

P: (307) 265-0603  F: (307) 266-5414
www.wyomingcda.com

WCDA
4 "FINANCING AFFORDABLE HOUSING IN VWYOMING''

CONFIDENTIALITY STATEMENT: THE INFORMATION CONTAINED N THIS E MAILTRANSMISSION IS INTENDED ONLY FOR THE RECIPIENTS NAMED ABOVE. |f the
reader of this message is not the intended recipient of the intended recipient's agent, you are hereby notified that any dissemination, distribution, or copying of the
information contained in this electronic transmission other than to the intended recipients is prohibited
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William and Susan Heiss
1923 Rustic Court
Casper, Wyoming 82609
307-265-1540

January 9, 2014

City of Casper Planning and Zoning
200 North David Street, Room 205
Casper, WY 82601

RE: PLN-14-067-R and PLN-14-068-S
Dear Sir or Madam:

We are property owners in the Rustic Ridge Development, adjoining the
Greenway Park PUD, and additionally in our capacities as attorneys,
representing Rustic Ridge homeowners who have been given notice of an
application to vacate, replat and approve a PUD for a portion of Greenway Park.

We are writing to voice our objections and the objections of members of our
neighborhood to the re-platting and amendment to the original PUD for the
Greenway Park Development that are currently before the Commission for the
following reasons.

In approximately 2007, the Greenway Park developer met with property owners
in our neighborhood to go over their plans to build apartment housing in the lands
immediately to the west of our neighborhood which had previously not been
zoned for high density residential.  Based on the assurances by the developer
that there would be an adequate buffer of residential lots immediately next to our
neighborhood transitioning into lower density townhomes and multi-family
housing then into the high density apartments, our neighborhood did not object to
the plans of the developer to rezone the land and build the PUD as presented.
See the Attached Exhibit "1” the plat that was attached to Greenway Park PUD
(Planned Unit Development) Site Plan Agreement dated February 2, 2008
recorded in the Natrona County Clerk and Recorder’s Office as part of Instrument
No. 851621.

“As with any local government legislative act, the creation of a PUD must be in
accordance with a comprehensive plan. The the PUD must be created for for the
benefit of the whole community and not for the individual property owner alone.
Otherwise the PUD will amount to an illegal spot zoning” Planned Unit
Development , Michael Murphy & Joseph Stinson, Pace University School of
Law, 1996
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In January of 2000, the City of Casper adopted the Casper Area Comprehensive
Land Use Plan. As stated on page 3 of the plan, “The Plan ... provides
guidelines for decisions concerning development and redevelopment in the
Casper area.”

On Page 6 of the Comprehensive Land Use Plan, it is provided:
Key Policy Framework Concepts. ..
2. Compatibility

The Plan promotes the concept that new development should be
compatible with existing development and the natural
environment...

Figure 2.....Proposed land use changes for neighborhoods will be
evaluated according to the type of neighborhood affected: whether
established and stable, new and emerging, or aging and in need of
improvement. Land use changes will be compatible with the type,
scale, and physical character of the neighborhood.

On Page 7 of the Comprehensive Land Use Plan, it is provided:
5. Character

The Plan strives to promote the unique character of the area by
protecting existing neighborhoods from the encroachment
of land uses that impact the quality of life and property
values, providing development and design guidelines for new
development that will enhance the way the community looks....

Rustic Ridge, adjoining the east side of Greenway Park, is a neighborhood of
approximately 67 homes with private streets. Our neighborhood has restrictive
covenants including covenants that restrict parking on the streets, provide that
60% of the exterior surface of each house be brick, disallow parking of travel
trailers, snowmobiles, etc. on the residential lots, require that garage doors be
left closed and specify house colors that must be used. Additionally, none of the
residences in our neighborhood may be used as rentals. All of these covenants
are designed to protect the property values in the neighborhood and for that
reason Rustic Ridge is a highly sought after neighborhood. Assessed valuations
in the neighborhood range from approximately $168,000 for a vacant lot to
approximately $672,000. In Rustic Pines, a subdivision also covered by
restrictive covenants designed to protect property values, the value of most of the
homes is well over $350,000 with the top home assessed at $564,000. See
Exhibit “2”, a printout of valuations provided to Susan Heiss by the Natrona
County Assessor's office. The Rustic Pines subdivision adjoins the Greenway
Park on the North and East of the PUD. See Exhibit “3" for an example of the
homes in Rustic Ridge,
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In the original Site Plan Agreement for Greenway Park dated February 2, 2008,
Phase IV provided for a street along the West fence line of Rustic Ridge with 12
residential lots on the West side of the street. Between those Phase IV
residential lots and the existing high density Greenway Park apartments would
be 5 more residential lots on the north end and smaller townhomes and multi-
family units on the south end. Again, see Exhibit 1", a plat of the proposed
development which was attached to the original site plan. Because of this buffer
and the gradual increase in housing density between Rustic Ridge and the high
density development within the Greenway Park the owners in Rustic Ridge did
not object to the original development as proposed.

Compare that to Exhibit “4”, the conceptual revised site plan which is currently
under consideration by the Planning and Zoning Commission and is the subject
matter of current hearing. Whereas, the February 2, 2008 site plan provided for
12 residential lots as a buffer along the East Side of Rustic Ridge, the new
proposed site plan provides for 13 lots. The new proposed site plan has totally
done away with the smaller town homes and multi-family units which were
intended to be a further buffer between the Greenway Park residential lots and
the high-density apartment complexes. Instead, the Greenway Park residential
lots, as proposed, directly abut the high density residential complex. A depth of
one house is the only buffer between large high density apartment complexes
and high end residential lots zoned R-1. A street does not constitute a buffer.

Exhibit 5", shows pictures of two houses on Ali Street, the housing deveiopment
which directly abuts Greenway Park on the West Side along with their assessed
valuations. These homes have lower assessed valuations than those in Rustic
Ridge, in part, because they immediately adjoin a high density apartment
complex. These lower cost homes are the only type of homes that builders will
build next to a high density residential apartment complex. These are not the
types of homes which the developer promised us would be built adjoining Rustic
Ridge when he met with us when the original Greenway Park was in its planning
stage. They are not the type of homes that were contemplated in the original
plat attached as Exhibit “1”. In no way are these types of homes compatible in
type, scale and character to the Rustic Ridge or Rustic Pines neighborhoods,
however they are the types of homes that will be built adjoining Rustic Ridge
because the large single family lots included in the original plan have been taken
away. [nstead the original large lots have been replaced by small lots suitable
only for these types of homes. In no way does this type of proported “buffer”
provide the required gradual transition between the single family residential
homes in Rustic Ridge and Rustic Pines and the high density residential
buildings in Greenway Park. The proposed plan moves the high density
development closer to singte family residences from that shown in the original
plan. Gone in the currently proposed plan is the row of townhomes and multi-
family owned residences between single family and high density rental
development in the Greenway Park PUD.
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See Exhibit "6” which shows a more appropriate buffering transition between
apartment complexes and expensive homes along the river on the west side of
town. One block of single family residential homes (6 homes) is located
between the apartments and the expensive homes. The apartment complexes
shown in Exhibit “6" are of lower density than those in the Greenway Park
proposatl but the city and developer apparently saw fit to buffer these apartments
from the expensive homes along the river.

The Comprehensive Land Use Plan (page 33), provides:

Scope and Purpose of Comprehensive Land Use Plan
The Plan has several purposes;

¢ To establish a framework for preserving and enhancing the existing
communities of Casper, Bar Nunn, Evansville, and Mills:...

» To provide a policy hasis for updating zoning and subdivision codes
and determining whether they are in agreement with the
community’s vision...

+ To encourage government agencies and private developers to
design projects in harmony with the natural characteristics of
the land, the capabilities of public services and facilities, and
existing development;...

¢ Protects existing neighborhoods from the encroachment of
new uses that could negatively impact property values or the
quality of life (P. 34)

The proposed change in the density of the Greenway Park development by the
developer will negatively impact property values and the quality of life in the
Rustic Ridge neighborhood.

The Comprehensive Land Use Plan (page 60), provides
VISION 4. COHESIVE RESIDENTIAL NEIGHBORHOODS

Principles and Goals

PRINCIPLE O

Minimize Changes to Existing Residential Neighborhoods

Goal 30

Ensure that changes to existing residential neighborhoods are
compatible in terms of use, design and scale, and that negative
impacts are adequately mitigated.

Goal 43 (Page 64)
Foster new development that respects the character of existing
neighborhoods and the Casper area

On pages 75 and 76 of the Comprehensive Land Use Plan, it is stated that
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When considering the placement and design of specific land use
types, the following guidelines should be used to help achieve the
community's Visions and Goals

Residential uses should:...

10. Be compatible with the existing residential development,
primarily through appropriate density placement. Generally,
multifamily and duplex residential development is suitable
transitional use that should be effectively located when possible
between higher density development (such as commercial) and
lower density development (such as single family residential) or
integrated into a mixed use neighborhood.)

Section 17.52.020 of the Casper Municipal Code (the "Zoning Ordinances”)
requires that each proposed PUD must

A. Be compatible with the goals and policies of the city master plan
and other applicable adopted plans and policies;

B. Be compatible with the area surrounding the project site and
place no greater demand on existing city facilities and services
than can be furnished by the city; ...

F. Combine and coordinate architectural styles, building forms,
and building relationships within the development and in concert
with adjacent and surrounding land and development;

G. Minimize impact on adjacent zoning districts by limiting building
heights, providing screening and/or other buffers; ...

J. Consist of such a mixture of uses, density, or characteristic or
creative design;

K. Constitute a buffer zone between existing land uses and
existing zones;...

See the attached Exhibit “7” which are pictures of both the existing Greenway
Park development and the homes in Rustic Ridge which show that none of the
above criteria have been met. One row of homes on small lots is not an
appropriate transitional barrier between the proposed apartments shown on the
Site Plan attached as Exhibit “3" and the Rustic Ridge and Rustic Pines
subdivisions. The apartments which are proposed are are similar in size to the
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existing apartments shown which have already been built in Greenway Park and
which are shown in Exhibit “7".

In 2009, the Planning and Zoning Commission approved an increase in density in
the Greenway Park Planned Unit Development and the Greenway Park Phase
Site Plan Agreement dated August 6, 2009 was recorded as Instrument No.
873665 in the Natrona County Clerk and Recorder’s office. Notice of the
proposed change was not given to landowners in Rustic Ridge who were within
300 feet of the PUD as required by the the Zoning Ordinances.

As provided by Section 17.52.130.A. of the Zoning Ordinances,

A. The final development plan, as passed by the council, shall not be
altered during the construction of the planned unit deveiopment, except
as set forth in this section.

1. Minor alterations in locations, setting, alignments, bulk of structures,
placement or types of plant material, changes in grades, heights, or
character of structures, or other similar alterations may be authorized
by the planning director, if required by circumstances not reasonabiy
foreseeable at the time the final development plan was approved.

2. All other alterations in the use, intent, rearrangement of lots,
realignment of major circuiation patterns, density levels, provisions
governing common or open space, or the ratio thereof, including
infrastructure design standards, or any other alterations that, in the
discretion of the community development director and the city
engineer, substantially change the planned unit development must be
approved by the commission and passed by the council at public
meetings for which public notice is given. The same type and quality of
data shall be required as was necessary for the original final approval
and passage.

An increase in the density of Phase | of the PUD as approved in the Greenway
Park was not a minor alteration as contemplated in Paragraph 1 above. [t was
an alteration in the density level and design standards which covered by
Paragrapah 2 above which requires that notice be given to all owners within 300
feet of the outline of the PUD.

“A PUD views the entire tract rather than each individual lot and takes advantage
of "design and other opportunities which large-scale development creates.”
Daniel R. Mandelker & Roger A. Cunningham, Planning and Control of Land
Development 577 (1990). Because the PUD is viewed as a whole rather than as
separate lots or phases, when changes are made to one lot or phase which are
those contemplated by Section 17.52.130.A.2 of the Zoning Ordinances above,
notice must be given to those property owners within 300 feet of the PUD rather
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than to only those within 300 feet of an individual lot or phase. To give notice to
only those owners within 300 feet of a lot or phase, as has been done by the City
Planner’s Office and the Commission, is to allow spot zoning which is a violation
of the law.

As provided in Section 17.52.110 of the Zoning Ordinances regarding approval
for PUD's consisting of more than twenty residential units, and commercial and
industrial PUD's consisting of over 43,560 square feet of building area.

A. Within fifteen working days after submission of the required
information has been made, the commission shall hold a public
hearing for which public notice shall be given. At such meeting,
all interested parties may present testimony and evidence
pertinent to the proposed planned unit development. Within ten
calendar days after the public hearing, the commission shall
recommend approval, approval with contingencies, table, or
deny the proposal and shall state the rationale of their decision
in writing, and shall forward their decision to the council.

B. Within fifteen working days after the submission of the required
information has been made, a written notice of the date, time
and place of the public hearing shall be mailed first class U.S.
mail, or delivered to the applicant and all owners of private real
estate within a three-hundred-foot radius of the perimeter of the
property in question as shown on the review required
information. The notice shall be mailed and delivered at least
fifteen calendar days prior to the hearing. Notice shall be
published at least fifteen calendar days prior to the hearing, as
required by law. ...

viil.
If the PUD is to be developed in stages, a description of each
stage and an estimated date of completion for each stage.
Any change or alteration in the design of the PUD or
completion, will require the owner to submit an amended
plan in compliance with the most current rules and
regulations adopted by the city,

As stated in a law review article,

“On changes after approval, the developer can expect very little
sympathy from the courts because the courts have never worried
about the exercise of discretion which fightens apparent
requirements. But the exercise of discretion which relaxes apparent
requirements has been a different matter — here the courts tend to
go to pieces.” Planned Unit Development: A Challenge to

110




Established Theory and Practice of Land Use Control, University of
Pennsylvania Law Review, Vo1.114:47 (1965)

Based on the above, the proposed amendments to the Greenway Park PUD
should be denied in their entirety based on the fact that they are in violation of

both the City of Casper Zoning Regulations and the Casper Comprehensive
Land Use Plan.

Very Truly yours,

William and Susan Heiss
Attorneys at Law
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David and Madeline Haney

1928 Rustic Drive
Casper, Wyoming 82609

January 12, 2015

John C. Patterson, City Manager

Charlie Powell, Mayor

Craig Collins, Planning & Zoning Commission
City of Casper

200 North David St.

Casper, WY 82601

RE:  Greenway Park Development PLN-14-067-R and PLN-14-068-S
Dear City Manager, Mayor, and City Planner:

As residents of Rustic Ridge, we would object to any approvals to the proposed changes to
the Greenway Park Development. We ask that the Planning & Zoning Commission prohibit
approval of those proposed changes for the following reasons. Should the Planning & Zoning
Commission approve the changes, we ask that the approval be withdrawn from the City
Council consent agenda and allow for public discussion. We would also ask that appropriate
notification be provided in accordance with the ordinance for approval of planned unit
developments,

In investigating the proposed changes to Greenway Park, we were advised that the density in
the project was increased with the City's approval in 2009 and 2012. According to Planning
and Zoning's comments, density was "borrowed" from the undeveloped land to justify the
increases.

There are currently 368 rental units that are completed. The original approved PUD
contemplated 429 total units, including the homeownership buffer. If the developer adhered
to his original plan, there would be only 61 additional units to be built with all of the land
remaining in the PUD, The proposed addition of 134 new rental units and 27 single-family
ownership units, the developer would significantly increase the density further exacerbating
the buffering of purpose. The new proposal, assuming no future changes for other phases
that are contemplated, actually increases the overall density to 529 units.

The notice requirement for the 2009 and 2012 changes did not include Rustic Ridge due to the
fact that the original approvals allowed the City to approve "minor" changes without public
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comment. Our reading of the PUD regulations indicate that notice be given to anyone within
a 300 foot radius of the actual PUD. No notice was given to the homeowners of Rustic Ridge
to allow us to object to the increases. The approval was granted without public input for both
phase 2 and phase 3 because none of the truly affected parties were notified.

We continue to be very frustrated with the developers failure to adhere to his original
proposal, which included a significant buffer of ownership versus rental for Greenway Park,
The new proposed configuration leaves the single-family ownership lots in tact on the west
side of Rustic Ridge, but takes out the cul-de-sac. He also swallows up additional single-
family ownership lots to allow further multifamily rental density. The type of multifamily
rental housing proposed is significantly different than what was included in the original
proposal. The original configuration called for 2 to & family townhouse style home ownership
units where today the developer is contemplating 10 to 12 unit garden style two story
rentals with significant on street parking.

Had the residents of Rustic Ridge been advised of the changes in density and purpose that is
now being proposed, we would have objected more strenuously to the original PUD proposal.
The developer is now reneging on those promises made by his partner, who is now deceased,
further frustrating the Rustic Ridge and Rustic Pines homeowners. In Wyoming, we pride
ourselves in keeping our word. Perhaps a developer from Colorado finds that to be standard
operating procedure; we in Wyoming do not operate that way.

We continue to cbject strenuously to the absence of buffer called for in the PUD ordinance
that allows for a gradual transition from ownership to rental as was originally contemplated.
That includes both the originally contemplated ownership types of buildings (townhouse or
twin) as well as the buffer for gradual transition.

We are also concerned with the topography that is contemplated in the changes. It would
appear based on what the City and the homeowners have seen that there are a number of
retaining walls contemplated that would further exacerbate the buffer between rental and
homeownership let alone the setback between buildings and alternative uses,

Additionally, the most recent proposal changes the topography on the east side of Greenway
Park by excavating and displacing the dirt to the contemplated single-family homeownership

lots, elevating those lots from the original height limitations.

We also object to the significant traffic increases that would result because of the increase in
density. The majority of the parking for the proposed changes to the development are on
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street parking not contained off street parking. If one counts the number of bedrooms in the
rentals and assumes that there will be at least one vehicle per bedroom, it would appear that
there is a significant potential for increases in noise and congestion. Please see the attached
pictures of the current parking challenges and the failure to properly manage and police the
parking.

Given these objections, it would also appear to us that these changes would violate the
character provisions in the comprehensive land use plan by negatively impacting the quality
of life and values of adjacent properties.

Madeline and | want to express our sincere thanks to the City for their cooperation and
sensitivity to the issues of the existing homeowners. Planning and Zoning has heen
professional and thorough throughout. We would ask that any written communications with
the developer be copied to us and that we are notified of any formal changes to proposals
submitted to the City.

Please feel free to contact either of us at 307-333 5367 (home) or 307-251 7018 (cell} with
any questions or issues. To further facilitate rapid communication, you may also utilize my
email address of haney@wyomingcda.com.

Yours truly,

David and Madeline Haney
DMH/me

cc: Bill Stoval, Rustic Ridge Homeowners Association
Ronna Boril, Equity Brokers/Rustic Pines
Robin Mundell, Counciimember
Bob Hopkins, Councilmember
Daniel Sandoval, Councilmember
Shawn Johnson, Councilmember
Craig Hedquist, Councilmember
Ray Pacheco, Councilmember
Kenyne Schiager, Councilmember
Steve Cathey, Councilmember
8ill Luben, City Attorney
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January 8, 2015

Mr. Craig Collins

Casper City Planner

200 North David, Room 205
Casper, WY 82601

Dear My, Collins:

I am doing some work for a couple of homeowners in the Rustic Ridge subdivision that
abuts the Greenway Parkway development. As you know, the Greenway Parkway owner
is seeking changes to the PUD. The original PUD was approved in 2008. Subsequent to
that, it appears there were several applications for alterations and revisions to the original
PUD in 2009 and 2012, Some of the Rustic Ridge owners only recently became aware of
these alterations, None of the owners recalls receiving the notice required under sections
17.52.090(B), 17.52.110 and 17.52.130 of the city ordinances, yet the owners do own
property within 300 feet of the Greenway Park PUD.

Do Planning and Zoning records show that notice of the subsequent changes to the
original PUD was given to all owners within 300 feet of the Greenway Parkway PUD?
Would the city’s files contain an affidavit or proof of mailing? If so, I would appreciate
receiving a copy of it

Thank you for your assistance.

Sincerely yours,

William N, Heiss
WNH/kg

Xc:  Bill Luben, City Attorney
Casper Planning and Zoning Commission
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January 8, 2015

Mr. Craig Collins

Casper City Planner

200 North David, Room 205
Casper, WY 82601

Dear Mr. Collins:

[ am doing some work for a couple of homeowners in the Rustic Ridge subdivision that
abuts the Greenway Parkway development. As you know, the Greenway Parkway owner
is seeking changes to the PUD. The original PUD was approved in 2008. Subsequent to
that, it appears there were several applications for alterations and revisions to the original
PUD in 2009 and 2012, Some of the Rustic Ridge owners only recently became aware of
these alterations. None of the owners recalls receiving the notice required under sections
17.52.090(B), 17.52.110 and 17.52,130 of the city ordinances, yet the owners do own
property within 300 feet of the Greenway Park PUD.

Do Planning and Zoning records show that notice of the subsequent changes to the
original PUD was given to all owners within 300 feet of the Greenway Parkway PUD?
Would the city’s files contain an affidavit or proof of mailing? If so, I would appreciate
receiving a copy of it

Thank you for your assistance.

Sincerely yours,

William N. Heiss
WNH/kg

Xc:  Bill Luben, City Attorney
Casper Planning and Zoning Commission
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William and Susan Heiss
1923 Rustic Court
Casper, Wyoming 82609
307-265-1540

January 9, 2014

City of Casper Planning and Zoning
200 North David Street, Room 205
Casper, WY 82601

RE: PLN-14-067-R and PLN-14-068-S
Dear Sir or Madam:

We are property owners in the Rustic Ridge Development, adjoining the
Greenway Park PUD, and additionally in our capacities as attorneys,
representing Rustic Ridge homeowners who have been given notice of an
application to vacate, replat and approve a PUD for a portion of Greenway Park.

We are writing to voice our objections and the objections of members of our
neighborhood to the re-platting and amendment to the original PUD for the
Greenway Park Development that are currently before the Commission for the
following reasons.

In approximately 2007, the Greenway Park developer met with property owners
in our neighborhood to go over their plans to build apartment housing in the fands
immediately to the west of our neighborhood which had previously not been
zoned for high density residential.  Based on the assurances by the developer
that there would be an adequate buffer of residential lots immediately next to our
neighborhood transitioning into lower density townhomes and muiti-family
housing then into the high density apartments, our neighborhood did not object to
the plans of the developer to rezone the land and build the PUD as presented.
See the Attached Exhibit “1” the plat that was attached to Greenway Park PUD
(Planned Unit Development) Site Plan Agreement dated February 2, 2008
recorded in the Natrona County Clerk and Recorder’s Office as part of [nstrument
No. 851621. '

“As with any local government legislative act, the creation of a PUD must be in
accordance with a comprehensive plan. The the PUD must be created for for the
benefit of the whole community and not for the individual property owner alone.
Otherwise the PUD will amount to an illegal spot zoning” Planned Unit
Development , Michael Murphy & Joseph Stinson, Pace University School of
Law, 1996
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In January of 2000, the City of Casper adopted the Casper Area Comprehensive
Land Use Plan. As stated on page 3 of the plan, “The Plan ... provides
guidelines for decisions concerning development and redevelopment in the
Casper area.”

On Page 6 of the Comprehensive Land Use Plan, it is provided.:
Key Policy Framework Concepts...
2. Compatibility

The Plan promotes the concept that new development should be
compatible with existing development and the natural
environment. ..

Figure 2.....Proposed land use changes for neighborhoods will be
evaluated according to the type of neighborhood affected: whether
established and stable, new and emerging, or aging and in need of
improvement. Land use changes will be compatible with the type,
scale, and physical character of the neighborhood.

On Page 7 of the Comprehensive Land Use Plan, it is provided:
5. Character

The Pian strives to promote the unique character of the area by
protecting existing neighborhoods from the encroachment
of land uses that impact the quality of life and property
values, providing development and design guidelines for new
development that will enhance the way the community iooks....

Rustic Ridge, adjoining the east side of Greenway Park, is a neighborhood of
approximately 67 homes with private streets. Our neighborhood has restrictive
covenants including covenants that restrict parking on the streets, provide that
60% of the exterior surface of each house be brick, disallow parking of travel
trailers, snowmobiles, efc. on the residential lots, require that garage doors be
left closed and specify house colors that must be used. Additionally, none of the
residences in our neighborhood may be used as rentais. All of these covenants
are designed to protect the property values in the neighborhood and for that
reason Rustic Ridge is a highly sought after neighborhood. Assessed valuations
in the neighborhood range from approximately $168,000 for a vacant lot to
approximately $672,000. In Rustic Pines, a subdivision also covered by
restrictive covenants designed to protect property values, the value of most of the
homes is well over $350,000 with the top home assessed at $564,000. See
Exhibit "2", a printout of valuations provided to Susan Heiss by the Natrona
County Assessor's office. The Rustic Pines subdivision adjoins the Greenway
Park on the North and East of the PUD. See Exhibit 3" for an example of the
homes in Rustic Ridge.
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In the original Site Plan Agreement for Greenway Park dated February 2, 2008,
Phase IV provided for a street along the West fence line of Rustic Ridge with 12
residential lots on the West side of the street. Between those Phase IV
residential lots and the existing high density Greenway Park apartments would
be 5 more residential lots on the north end and smaller townhomes and muiti-
family units on the south end. Again, see Exhibit “1", a plat of the proposed
development which was attached to the original site plan. Because of this buffer
and the gradual increase in housing density between Rustic Ridge and the high
density development within the Greenway Park the owners in Rustic Ridge did
not object to the original development as proposed.

Compare that to Exhibit “4”, the conceptual revised site plan which is currently
under consideration by the Planning and Zoning Commission and is the subject
matter of current hearing. Whereas, the February 2, 2008 site plan provided for
12 residential lots as a buffer along the East Side of Rustic Ridge, the new
proposed site plan provides for 13 lots. The new proposed site plan has totally
done away with the smaller town homes and muliti-family units which were
intended to be a further buffer between the Greenway Park residential lots and
the high-density apartment complexes. Instead, the Greenway Park residential
lots, as proposed, directly abut the high density residential complex. A depth of
one house is the only buffer between large high density apartment complexes
and high end residential lots zoned R-1. A street does not constitute a buffer,

Exhibit "5”, shows pictures of two houses on Ali Street, the housing development
which directly abuts Greenway Park on the West Side along with their assessed
valuations. These homes have lower assessed valuations than those in Rustic
Ridge, in part, because they immediately adjoin a high density apartment
complex. These lower cost homes are the only type of homes that builders will
build next to a high density residential apartment complex. These are not the
types of homes which the developer promised us would be built adjoining Rustic
Ridge when he met with us when the original Greenway Park was in its pianning
stage. They are not the type of homes that were contemplated in the original
plat attached as Exhibit “1”. In no way are these types of homes compatible in
type, scale and character to the Rustic Ridge or Rustic Pines neighborhoods,
however they are the types of homes that will be built adjoining Rustic Ridge
because the large single family lots included in the original plan have been taken
away. Instead the original large lots have been replaced by small lots suitable
only for these types of homes. In no way does this type of proported “buffer”
provide the required gradual transition between the single family residential
homes in Rustic Ridge and Rustic Pines and the high density residential
buildings in Greenway Park. The proposed plan moves the high density
development closer to single family residences from that shown in the original
plan. Gone in the currently proposed plan is the row of townhomes and multi-
family owned residences between single family and high density rental
development in the Greenway Park PUD.
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See Exhibit “6” which shows a more appropriate buffering transition between
apartment complexes and expensive homes along the river on the west side of
town. One block of single family residential homes (6 homes) is located
between the apartments and the expensive homes. The apartment complexes
shown in Exhibit “6” are of lower density than those in the Greenway Park
proposal but the city and developer apparently saw fit to buffer these apartments
from the expensive homes along the river.

The Comprehehsive Land Use Plan (page 33), provides:

Scope and Purpose of Comprehensive Land Use Plan
The Plan has several purposes;

o To establish a framework for preserving and enhancing the existing
communities of Casper, Bar Nunn, Evansville, and Mills:...

« To provide a policy basis for updating zoning and subdivision codes
and determining whether they are in agreement with the
community’s vision...

* To encourage government agencies and private developers to
design projects in harmony with the natural characteristics of
the land, the capabilities of public services and facilities, and
existing development;...

¢ Protects existing neighborhoods from the encroachment of
new uses that could negatively impact property values or the
quality of life (P. 34)

The proposed change in the density of the Greenway Park development by the
developer will negatively impact property values and the quality of life in the
Rustic Ridge neighborhood.

The Comprehensive Land Use Plan (page 60), provides
VISION 4: COHESIVE RESIDENTIAL NEIGHBORHOODS

Principles and Goals

PRINCIPLE O

Minimize Changes to Existing Residential Neighborhoods

Goal 30

Ensure that changes to existing residential neighborhoods are
compatible in terms of use, design and scale, and that negative
impacts are adequately mitigated.

Goal 43 (Page 64)
Foster new development that respects the character of existing
neighborhoods and the Casper area

On pages 75 and 76 of the Comprehensive Land Use Plan, it is stated that
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When considering the placement and design of specific land use
types, the following guidelines should be used to help achieve the
community’s Visions and Goals

Residential uses should:...

10. Be compatible with the existing residential development,
primarily through appropriate density placement. Generally,
multifamily and duplex residential development is suitable
transitional use that should be effectively located when possible
between higher density development (such as commercial) and
lower density development (such as single family residential) or
integrated into a mixed use neighborhood.)

Section 17.52.020 of the Casper Municipal Code (the “"Zoning Ordinances”)
requires that each proposed PUD must

A. Be compatible with the goals and policies of the city master plan
and other applicable adopted plans and policies,

B. Be compatible with the area surrounding the project site and
place no greater demand on existing city facilities and services
than can be furnished by the city; ...

F. Combine and coordinate architectural styles, building forms,
and building relationships within the development and in concert
with adjacent and surrounding land and development;

G. Minimize impact on adjacent zoning districts by limiting building
heights, providing screening and/or other buffers; ...

J. Consist of such a mixture of uses, density, or characteristic or
creative design;

K. Constitute a buffer zone between existing land uses and
existing zones,...

See the attached Exhibit “7" which are pictures of both the existing Greenway
Park development and the homes in Rustic Ridge which show that none of the
above criteria have been met. One row of homes on small ots is not an
appropriate transitional barrier between the proposed apartments shown on the
Site Plan attached as Exhibit “3” and the Rustic Ridge and Rustic Pines
subdivisions. The apartments which are proposed are are similar in size to the
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existing apartments shown which have aiready been built in Greenway Park and
which are shown in Exhibit “7".

In 2008, the Planning and Zoning Commission approved an increase in density in
the Greenway Park Planned Unit Development and the Greenway Park Phase
Site Plan Agreement dated August 6, 2009 was recorded as Instrument No.
873665 in the Natrona County Clerk and Recorder’s office. Notice of the
proposed change was not given to landowners in Rustic Ridge who were within
300 feet of the PUD as required by the the Zoning Ordinances.

As provided by Section 17.52.130.A. of the Zoning Ordinances,

A. The final development plan, as passed by the council, shall not be
altered during the construction of the planned unit development, except
as set forth in this section.

1. Minor alterations in locations, setting, alignments, bulk of structures,
placement or types of plant material, changes in grades, heights, or
character of structures, or other similar aiterations may be authorized
by the planning director, if required by circumstances not reasonably
foreseeable at the time the final development plan was approved.

2. All other alterations in the use, intent, rearrangement of lots,
realignment of major circulation patterns, density levels, provisions
governing common or open space, or the ratio thereof, including
infrastructure design standards, or any other alterations that, in the
discretion of the community development director and the city
engineer, substantially change the planned unit development must be
approved by the commission and passed by the council at public
meetings for which public notice is given. The same type and quality of
data shall be required as was necessary for the original final approval
and passage.

An increase in the density of Phase | of the PUD as approved in the Greenway
Park was not a minor alteration as contemplated in Paragraph 1 above. It was
an alteration in the density level and design standards which covered by
Paragrapah 2 above which requires that notice be given to all owners within 300
feet of the outline of the PUD.

“A PUD views the entire tract rather than each individual lot and takes advantage
of "design and other opportunities which large-scale development creates.”
Daniel R. Mandelker & Roger A. Cunningham, Planning and Control of Land
Development 577 (1990). Because the PUD is viewed as a whole rather than as
separate lots or phases, when changes are made to one lot or phase which are
those contemplated by Section 17.52.130.A.2 of the Zoning Ordinances above,
notice must be given to those property owners within 300 feet of the PUD rather
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than to only those within 300 feet of an individual lot or phase. To give notice to
only those owners within 300 feet of a lot or phase, as has been done by the City
Planner's Office and the Commission, is to allow spot zoning which is a violation
of the law.

As provided in Section 17.52.110 of the Zoning Ordinances regarding approval
for PUD's consisting of more than twenty residential units, and commercial and
industrial PUD's consisting of over 43,660 square feet of building area.

A. Within fifteen working days after submission of the required
information has been made, the commission shall hold a public
hearing for which public notice shall be given. At such meeting,
all interested parties may present testimony and evidence
pertinent to the proposed planned unit development. Within ten
calendar days after the public hearing, the commission shall
recommend approval, approval with contingencies, table, or
deny the proposal and shall state the rationale of their decision
in writing, and shall forward their decision to the council.

B. Within fifteen working days after the submission of the required
information has been made, a written notice of the date, time
and place of the public hearing shall be mailed first class U.S.
mail, or delivered to the applicant and ail owners of private real
estate within a three-hundred-foot radius of the perimeter of the
property in question as shown on the review required
information. The notice shall be mailed and delivered at ieast
fifteen calendar days prior to the hearing. Notice shall be
published at least fifteen calendar days prior to the hearing, as
required by law. ...

viil.
If the PUD is to be developed in stages, a description of each
stage and an estimated date of completion for each stage.
Any change or alteration in the design of the PUD or
completion, will require the owner to submit an amended
plan in compliance with the most current rules and
regulations adopted by the city,

As stated in a law review article,

“On changes after approval, the developer can expect very little
sympathy from the courts because the courts have never worried
about the exercise of discretion which tightens apparent
requirements. But the exercise of discretion which relaxes apparent
requirements has been a different matter — here the courts tend to
go to pieces.” Planned Unit Development: A Challenge to
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Established Theory and Practice of Land Use Control, University of
Pennsylvania Law Review, V01.114:47 (1965)

Based on the above, the proposed amendments to the Greenway Park PUD
should be denied in their entirety based on the fact that they are in violation of
both the City of Casper Zoning Regulations and the Casper Comprehensive
Land Use Plan.

Very Truly yours,

William and Susan Heiss
Attorneys at Law
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IWilliam and Susan Heiss
1923 Rustic Court
Casper, Wyoming 82609
307-265-1540

JAN 19 2015

January 15, 2015

City of Casper

Planning and Zoning Commission
Casper City Hall

200 N. David Street, Room 205
Casper, WY 82601

RE: PLN-14-067-R and PLN-14-068-S
Dear Sir or Madam:

We are property owners in the Rustic Ridge Development, adjoining the
Greenway Park PUD, and additionally in our capacities as attorneys,
representing Rustic Ridge homeowners who have been given notice of an
application to vacate, replat and approve a PUD for a portion of Greenway Park.

We are writing to voice our objections and the objections of members of our
neighborhood to the re-platting and amendment to the original PUD for the
Greenway Park Development that are currently before the Commission for the
following reasons.

In approximately 2007, the Greenway Park developer met with property owners
in our neighborhood to go over their plans to build apartment housing in the lands
immediately to the west of our neighborhood which had previously not been
zoned for high density residential.  Based on the assurances by the developer
that there would be an adequate buffer of residential lots(including
“McMansions”) immediately next to our neighborhood transitioning into lower
density townhomes and multi-family housing then into the high density
apartments, our neighborhood did not object to the plans of the developer to
rezone the land and build the PUD as presented. See the Attached Exhibit "1”
the plat that was attached to Greenway Park PUD (Planned Unit Development)
Site Plan Agreement dated February 2, 2008 recorded in the Natrona County
Clerk and Recorder's Office as part of Instrument No. 851621,

“As with any local government legislative act, the creation of a PUD must be in
accordance with a comprehensive plan. The PUD must be created for for the
benefit of the whole community and not for the individual property owner alone.
Otherwise the PUD will amount to an illegal spot zoning”  Planned Unit
Development , Michael Murphy & Joseph Stinson, Pace University School of
Law, 1996 _
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Planning and Zoning Commission
January 15, 2015
Page 2 of 8

In January of 2000, the City of Casper adopted the Casper Area Comprehensive
Land Use Plan. As stated on page 3 of the plan, “The Plan ... provides
guidelines for decisions concerning development and redevelopment in the
Casper area.”

On Page 6 of the Comprehensive Land Use Plan, it is provided:
Key Policy Framework Concepts...
2. Compatibility

The Plan promotes the concept that new development should be
compatible with existing development and the natural
environment... '

Figure 2.....Proposed land use changes for neighborhoods will be
evaluated according to the type of neighborhood affected: whether
established and stable, new and emerging, or aging and in need of
improvement. Land use changes will be compatible with the
type, scale, and physical character of the neighborhood.
(emphasis added)

On Page 7 of the Comprehensive Land Use Plan, it is provided:
5. Character

The Plan strives to promote the unique character of the area by
protecting existing neighborhoods from the encroachment
of land uses that impact the quality of life and property
values, providing development and design guidelines for new
development that will enhance the way the community
looks....(emphasis added)

Rustic Ridge, adjoining the east side of Greenway Park, is a neighborhood of
approximately 67 homes with private streets. Our neighborhood has restrictive
covenants including covenants that restrict parking on the streets, provide that
60% of the exterior surface of each house be brick, disallow parking of travel
trailers, snowmobiles, etc. on the residential lots, require that garage doors be
left closed and specify house colors that must be used. Additionally, none of the
residences in our neighborhood may be used as rentals. All of these covenants
are designed to protect the property values in the neighborhood and for that
reason Rustic Ridge is a highly sought after neighborhood. Assessed valuations
in the neighborhood range from approximately $168,000 for a vacant lot to
approximately $672,000. In Rustic Pines, a subdivision also covered by
restrictive covenants designed to protect property values, the value of most of the
homes is well over $350,000 with the top home assessed at $564,000. See
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Planning and Zoning Commission
January 15, 2015
Page 3of 8

Exhibit “2”, a printout of valuations provided to Susan Heiss by the Natrona
County Assessor's office. The Rustic Pines subdivision is immediately north of
Rustic Ridge and adjoins Greenway Park on the north and east of the PUD.
See Exhibit “3” for an example of the homes in Rustic Ridge.

In the original Site Plan Agreement for Greenway Park dated February 2, 2008,
Phase IV provided for a street along the West fence line of Rustic Ridge with 12
residential lots on the West side of the street.  As told by our neighborhood by
the developer, “McMansions” would be built on these lots. Again, see Exhibit
“1” a plat of the proposed development which was attached to the original site
plan. Because of this buffer and the gradual increase in housing density
between Rustic Ridge and the high density development within the Greenway
Park the owners in Rustic Ridge did not object to the original development as
proposed. '

Compare that to Exhibit “4”, the conceptual revised site plan which is currently
under consideration by the Planning and Zoning Commission and is the subject
matter of current hearing. Whereas, the February 2, 2008 site plan provided for
12 residential lots as a buffer along the East Side of Rustic Ridge, the new
proposed site plan provides for 13 lots.  The new proposed site plan has totally
done away with the smaller town homes and muiti-family units which were
intended to be a further buffer between the Greenway Park residential lots and
the high-density apartment complexes. Instead, the Greenway Park residential
lots, as proposed, directly abut the high density residential complex. A depth of
one house is the only buffer between large high density apartment complexes
and high end residential lots zoned R-1. A street does not constitute a buffer.

Exhibit “5”, shows pictures of two houses on Ali Street, the housing development
which directly abuts Greenway Park on the West Side along with their assessed
valuations. These homes have lower assessed valuations than those in Rustic
Ridge, in part, because they immediately adjoin a high density apartment
complex. These lower cost homes are the only type of homes that builders will
build next to a high density residential apartment complex and on small
residential lots in the proposed site plan. These are not the types of homes
which the developer promised the Rustic Ridge and Rustic Pines owners would
be built adjoining Rustic Ridge when he met with us when the original Greenway
Park was in its planning stage. They are not the type of homes that were
contemplated in the original plat attached as Exhibit “1”. In no way are these
types of homes compatible in type, scale and character to the Rustic Ridge or
Rustic Pines neighborhoods, however they are the types of homes that will be
built adjoining Rustic Ridge because the large single family lots included in the
original plan have been taken away. Instead the original large lots have been
replaced by small lots suitable only for these types of homes. In no way does
this type of proported “buffer” provide the required gradual transition between the
single family residential homes in Rustic Ridge and Rustic Pines and the high
density residential buildings in Greenway Park. The proposed plan moves the
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high density development closer to single family residences from that shown in
the original plan. Gone in the currently proposed plan is the row of townhomes
and multi-family owned residences between single family and high density rental
development in the Greenway Park PUD.

See Exhibit “6” which shows a more appropriate buffering transition between
apartment complexes and expensive homes along the river on the west side of
town. One block of single family residential homes (6 homes} is located
between the apartments and the expensive homes. The apartment complexes
shown in Exhibit “6” are of lower density than those in the Greenway Park
proposal but the city and developer apparently saw fit to buffer these apartments
from the expensive homes along the river.

The Comprehensive Land Use Plan (page 33), provides:

Scope and Purpose of Comprehensive Land Use Plan
The Plan has several purposes;

« To establish a framework for preserving and enhancing the existing
communities of Casper, Bar Nunn, Evansville, and Mills:...

« To provide a policy basis for updating zoning and subdivision codes
and determining whether they are in agreement with the
community's vision...

« To encourage government agencies and private developers to
design projects in harmony with the natural characteristics of
the land, the capabilities of public services and facilities, and
existing development;...

« Protects existing neighborhoods from the encroachment of
new uses that could negatively impact property values or the
quality of life (P. 34) (emphasis added)

The proposed change in the density of the Greenway Park development by the
developer will negatively impact property values and the quality of life in the
Rustic Ridge neighborhood.

The Comprehensive Land Use Plan (page 60), provides

VISION 4: COHESIVE RESIDENTIAL NEIGHBORHOODS

Principles and Goals

PRINCIPLE O

Minimize Changes to Existing Residential Neighborhoods

Goal 30

Ensure that changes to existing residential neighborhoods are
compatible in terms of use, design and scale, and that
negative impacts are adequately mitigated. (emphasis added)
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Goal 43 (Page 64)
Foster new development that respects the character of existing
neighborhoods and the Casper area (emphasis added)

On pages 75 and 76 of the Comprehensive Land Use Plan, it is stated that

When considering the placement and design of specific land use
types, the following guidelines should be used to help achieve the
community’s Visions and Goals

Residential uses should....

10. Be compatible with the existing residential development,
primarily through appropriate density placement. Generally,
multifamily and duplex residential development is suitable
transitional use that should be effectively located when possible
between higher density development (such as commercial) and
lower density development (such as single family residential) or
integrated into a mixed use neighborhood.) (emphasis added)

Not only was the density increased in Phase | of the Greenway Park
Development after approval of the original site plan without the required notice to
the Rustic Ridge and Rustic Pines owners, but now the developer has asked to
increase the density in the proposed phase. One only has to drive through the
existing phase to recognize that the development is too dense. Cars and trucks
are parked along the sidewalks, in illegai zones, and on the undeveloped raw
land to the east between the existing apartments and Rustic Ridge. In no way is
this density compatible with the existing residential development to the east, ie.
Rustic Ridge and Rustic Pines.

Section 17.52.020 of the Casper Municipal Code (the “Zoning Ordinances")
requires that each proposed PUD must

A. Be compatible with the goals and policies of the city master plan
and other applicable adopted plans and policies;

B. Be compatible with the area surrounding the project site and
place no greater demand on existing city facilities and services
than can be furnished by the city; ...

F Combine and coordinate architectural styles, building forros,
and building relationships within the development and in concert
with adjacent and surrounding land and development;
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G. Minimize impact on adjacent zoning districts by limiting building
heights, providing screening and/or other buffers; ...

J. Consist of such a mixture of uses, density, or characteristic or
creative design;

K. Constitute a buffer zone between existing land uses and
existing zones; ...

See the attached Exhibit “7” which are pictures of both the existing Greenway
Park development and the homes in Rustic Ridge which show that none of the
above criteria have been met. One row of homes on small lots is not an
appropriate transitional barrier between the proposed apartments shown on the
Site Plan attached as Exhibit “3” and the Rustic Ridge and Rustic Pines
subdivisions. The apartments which are proposed are are similar in size to the
existing apartments shown which have already been built in Greenway Park and
which are shown in Exhibit “7”.

In 2009, the Planning and Zoning Commission approved an increase in density in
the Greenway Park Planned Unit Development and the Greenway Park Phase
Site Plan Agreement dated August 6, 2009 was recorded as Instrument No.
873665 in the Natrona County Clerk and Recorder’s office. Notice of the

- proposed change was not given to landowners in Rustic Ridge who were within
300 feet of the PUD as required by the Zoning Ordinances.

As provided by Section 17.52.130.A. of the Zoning Ordinances,

A. The final development plan, as passed by the council, shall not be
altered during the construction of the planned unit development, except
as set forth in this section.

1. Minor alterations in locations, setting, alignments, bulk of structures,
placement or types of plant material, changes in grades, heights, or
character of structures, or other similar alterations may be authorized
by the planning director, if required by circumstances not reasonably
foreseeable at the time the final development plan was approved.

2. All other alterations in the use, intent, rearrangement of lots,
realignment of major circulation patterns, density levels, provisions
governing common or open space, or the ratio thereof, including
infrastructure design standards, or any other alterations that, in the
discretion of the community development director and the city
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engineer, substantially change the planned unit development must be
approved by the commission and passed by the council at public
meetings for which public notice is given. The same type and quality of
data shall be required as was necessary for the original final approval
and passage.

An increase in the density of Phase | of the PUD as approved in the Greenway
Park was not a minor alteration as contemplated by Section 17.52.130.A.1
above. It was an alteration in the density level and design standards which are
covered by 17.52.130.A.2 above. Such a change requires that notice be given
to all owners within 300 feet of the outline of the PUD. Any decision by the
Planning Department that a change in density is a minor alteration to the PUD is
arbitrary, capricious and an abuse of discretion.

“A PUD views the entire tract rather than each individual lot and takes advantage
of "design and other opportunities which large-scale development creates."
Daniel R. Mandelker & Roger A. Cunningham, Planning and Control of Land
Development 577 (1990). Because the PUD is viewed as a whole rather than as
separate lots or phases, when changes are made fo one lot or phase which are
those contemplated by Section 17.52.130.A.2 of the Zoning Ordinances above,
notice must be given to those property owners within 300 feet of the PUD rather
than to only those within 300 feet of an individual lot or phase. To not have given
notice to those owners within 300 feet of the PUD, as has been done by the City
Planner's Office and the Commission, is to allow spot zoning which is a violation
of the law.

As provided in Section 17.52.110 of the Zoning Ordinances regarding approval
for PUD's consisting of more than twenty residential units, and commercial and
‘industrial PUD's consisting of over 43,560 square feet of building area.

A. Within fifteen working days after submission of the required
information has been made, the commission shall hold a public
hearing for which public notice shall be given. At such meeting,
all interested parties may present testimony and evidence
pertinent fo the proposed planned unit development. Within ten
calendar days after the public hearing, the commission shall
recommend approval, approval with contingencies, table, or
deny the proposal and shall state the rationale of their decision
in writing, and shall forward their decision to the council.

B. Within fifteen working days after the submission of the required
information has heen made, a written notice of the date, time
and place of the public hearing shall be mailed first class U.S.
mail, or delivered to the applicant and all owners of private real
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EXHIBIT “1”
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EXHIBIT “2”
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2014

oo RUSTICPINES BLK 2 LOT 16

JRUSTICPINESBLK2 10T 17

RUSTICPINES BLK 2 LOT 13

i

. 398083

"RUSTIC PINES BLK 2 LOT 15

41622

3954 E 18THST

RUSTIC PINES BLK 2 LOT 18

RO021359

RO021358

RO021357

RO021356

RO021355

2014

2014

2014
2014

2014

2014

 RUSTIC PINES BLK2 10T 19
. RUSTICPINESBLK2LOT2
__ RUSTIC PINES BLK 2 LOT 20
RUSTIC PINES BLK 2 10T 21

.. RUSTICPINES BLK 2 10T 22

RUSTIC PINES BLK 2 LOT 23

=

e I

il

L ...253142

377846

354446

_ 388281,

399673

338036

o 925158

227688

52358,

36886 3340 E 18TH ST

36756'3020 € 18THST

47318 1640 BLUESPRUCEDR

24048 3321 E 18TH ST
35895 3080 E 18TH ST )
, N~
(ep]
4974 1661 BLUE SPRUCEDR —

33672 3360 E 18THST

37969 1761 BLUE SPRUCE DR
32113 1751 BLUE SPRUCE DR
49890 1741 BLUE SPRUCE DR

50131 1731 BLUE SPRUCE DR



R0021343

RO021353

R0021344

R0O021351

RO021350

R0021349

R0021348

M..m_ommm_mﬁ :
R0021346
R0021324
_.m.%w 1354
‘RO0Z1298

R0021295

2014
2014
2014
2014

2014
..2014
... 2014
_..2014

2014

2014

2014

2014

2014

RUSTIC PINES BLK 2 LOT 24

... RUSTICPINESBLK210T 25

RUSTIC PINES BLK 2 LOT 26

. RUSTICPINES BLK 2 LOT 27
.. RUSTICPINESBLK210T28

_ . RUSTICFINESBLK210T29

... RUSTICPINESBLK2LOT3

.. [RUSTICPINES BLK2 LOT 30

RUSTICPINES BLK21OT31 |

RUSTIC PINESBLK2 10T 32

RUSTIC PINESBLK 2 LOT 33

oo RUSTICPINES BLK 2 LOT 4

RUSTIC PINES BLK 2 LOT 5

340528
420496
411203
447870
366382
382912

43025

e, 32390 1720 BLUE SPRUCE DR

e 39947 1671 BLUE SPRUCE DR

39055 1670 BLUE SPRUCE DR

425481651 BLUE SPRUCE DR

34807 1641 BLUE SPRUCE DR _

36377 1631 BLUE SPRUCEDR

4087 1621 BLUE SPRUCE DR

405
31322
306585
403007

. OO ..o

2720

29761650 BLUE SPRUCE DR
| 29125 3241E18THST
38285 1681 BLUE SPRUCE DR
246 PINYON PKWY

o 2OBPINYON PRWY
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R0021305 2014 RUSTICPINESBLK210T6 O 3174 302 PINYONPKWY
RO021304 2014 RUSTICPINESBLK2LOT?7 O 2427 231 PINYONPKWY

RUSTICPINESBLK2LOT8 O 2594

RO021303 = 2014 246 PINYON PKWY |

RO021302 2014 RUSTICPINESBLK2LOTS .. O 2594 . 246 PINYON PRKWY

R0021301 2014  RUSTICPINESBLK3LOT1 246:PINYON PKWY |

R0021307 2014 RUSTICPINESBLK3LOT10 L 564167; _ 53596 1560 BLUE SPRUCE DR _

ROO21293 2014 RUSTICPINESBLK3LOT11 . 0 2594 .. 246 PINYON PKWY

R0021308 2014 .wmcﬂ_n PINESBLK3LOT12 . ...1 Pﬁmmqm _..._.._..,__ﬁﬁm“Gqo__.m,_‘.,xm.mmmxmm.@x____
[RO021297 2014 RUSTICPINESBLK3LOTI3 O 2601 ,._._.._.N.N__mwm__,%o.z_mmé
RO021296 ,__N_o_ﬁ.._ @wcmdm.m_zﬁm BLK3LOT14 _ow 2800 266 PINYON PKWY
R0021294 2014 _;___.___.__m..wcm._n_n PINESBLK3 LOT15 O 3051 290 PINYON PKWY

RO021292 2014 RUSTICPINESBLK3LOT16 0 3245 . 308.PINYONPKWY

RO021291 2014 CRUSTICPINESBLK3LOT2 - = 0O 3073 292
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[RO021230

R0021045

[RO021300

RO021316

R0021328

RO021323

‘R0021322

2014

2014

2014

2014

_....RUSTICPINESBLK3LOT4

. RUSTICPINESBLK3 LOT3

2014

2014

-2014

~ RUSTIC PINES BLK 3 LOT 6

 RUSTICPINESBLK3LOT8

_RUSTIC PINES BLK 3 LOT 5

__RUSTIC PINES BLK 3 LOT 7 _

435185

_..461359

'R0021320.

RQ021313

R0021306
R0021317

'R0021325

ROQ21321 2014

12014

2014

2014

2014

2014

.. RUSTIC PINES BLK 4 LOT 1 PT

RUSTIC PINES BLK 3 LOT 9

~RUSTIC ,.v._me BLK4 LOT1PT

..RUSTICPINESBLK 4 LOT 10

RUSTIC PINES BLK 4 LOT 11

e RUSTICPINESBLK41OT 12

-RUSTIC PINES BLK 4 LOT 13

2304

308

278

L

246 PINYON PKWY

;_.NmﬁH

378988

333968

.....41343.3061 E18THST
. 360043341E18THST

... A38293221E18THST

31727:3161 E 18TH ST

- 336861

_ 320013141E 18THST

363177,
66662

2984,

.. 392827

278016

34502 3121E 18THST

6333:E 18THST

283

_ 37319 3071 E 18THST

26411 3261 E 18THST
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RO021315

R0021314

.20

2014

RUSTIC PINES BLK 4 LOT 3

o RUSTICPINES BLK4LOT 14

__iRUSTIC PINES BLK410T2

R0021313

R0021312

R0021311

2014
2014
2014

:2014

_RUSTICPINESBLK4LOT S |

....RUSTIC PINES BLK 4 LOT 6

R0021310

1RO021309

o RUSTIC PINES BLK 4 LOT 4

302719
wwm¢th
1 ssems
433007
o 70910

148183

RUSTIC PINES BLK 4 LOT 7

R0021318
RO021326

'R0052071

' ROD21288

R0021289

ROO21158

2014

2014

2014

2014

2014

 RUSTICPINESBLK4 LOTY _

o .m,mijn PINES BLK 4 LOT 8

RUSTIC PINES LOTTRA

RUSTIC PINES LOT TR B
EXEMPT

RUSTIC PINES LOTTRC

'RUSTIC RIDGE {RPLT) BLK 3 LOT
53&5458

2602
0 eson
1 353214

6196

3010

3878

383225

31206 3041 E 18TH ST

. TE A

.. 28758 3051 E18THST

379933031 E 18THST _

....A1174 3021 E 18THST

6736 E18THST

247 BLUE SPRUCE DR

6462 E18THST |

33555 3281 E18THST

589

286

368

36406 1917 RUSTICCT
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[R0021168

RO021167

[R0021166

RO021165
:R0021164

RO021163

R0021162
RO021161

RO021169

RO021159

R0021172

ROO21157

R0O021156

12014

2014
2014
2014

2014

RUSTIC RIDGE (RPLT) BLK 1 LOT
1

'RUSTIC RIDGE (RPLT) BLK 2 LOT

RUSTIC RIDGE (RPLT} BLK 2 LOT -
10

RUSTIC RIDGE (RPLT) BLK 2 LOT
2

2014

2014

2014
2014
2014

2014

2014

RUSTIC RIDGE (RPLT) BLK 2 LOT .
q -

RUSTIC RIDGE (RPLT) BLK 2 LOT .

w‘

RUSTIC RIDGE (RPLT) BLK 2 LOT -

4

RUSTIC RIDGE (RPLT) BLK 2 LOT

RUSTIC RIDGE (RPLT) BLK 2 LOT :

6

" 'RUSTIC RIDGE (RPLT) BLK 2 LOT
8

"RUSTIC RIDGE (RPLT) BLK 2 LOT
9

'RUSTIC RIDGE (RPLT) BLK 3
LOT43N130

RUSTIC RIDGE (RPLT) BLK 3 LOT
L BweT

262154
286444°
273632

-S4

250967,
. 266940

334443

312820

. 36387

318276

24905,1940 KINGSBURY DR

... ..27212.2043 RUSTIC DR

i 22995 2045 RUSTIC DR

... 27676.1930 KINGSBURY DR |

248861920 KINGSBURY DR

oo, 28038 2047 RUSTIC DR

23683 2049 RUSTICDR . .

...23842 1310 KINGSBURY DR _

e 22399 2010 KINGSBURY DR

31772 1315 RUSTIC CT

29718 2020 KINGSBURY DR

34564 1919 RUSTIC CT

30236 1321 RUSTIC CT
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'RUSTIC RIDGE (RPLT) BLK 3 LOT |
RO021155 2014  41580&42N24 1 379910 36091 1923 RUSTICCT |

'RUSTIC RIDGE (RPLT) BLK 3 LOT _ ,
ROO21154 2014 ~  AN2 1 227827 21615 2030RUSTICDR.

'RUSTIC RIDGE (RPLT) BLK 3 LOT |
R0021153 2014 1si2 o M 240130

'RUSTIC RIDGE {RPLT) BLK 3 LOT
ROO21152 2014 10

1310438 29492 2040RUSTICOR .

'RUSTIC RIDGE (RPLT) BLK 3 LOT

‘ROO21160 2014 11 o1 261551 24847 1913 RUSTICCT

” RUSTIC RIDGE (RPLT) BLK 3 LOT |
RoO21180 2014  12E12 1 229801 21783 2070 KINGSBURY DR |

RUSTIC RIDGE {RPLT} BLK 3 LOT
RO021192 2014 . 13EPT

143

1 3 26840 2007 RUSTIC DR |

| RUSTIC RIDGE (RPLT) BLK 3 LOT |
RO021190 2014 - 13wWPT L1 467881 ....44449 J001RUSTICCR.

_ 'RUSTIC RIDGE (RPLT) BLK 3 LOT -
R0021189 2014 14 EXCSLY6.98 TRI

354561

33684 2005 RUSTIC CIR _

. 'RUSTIC RIDGE (RPLT) BLK 3 LOT :
ROO21188 2014 15 . 1 381935 36283 2009 RUSTICDR

RUSTIC RIDGE (RPLT) BLK 3 LOT .
ROO21186 ~ 2014 18 S 387461. 368092013 RUSTIC DR

| RUSTIC RIDGE {RPLT) BLK 3 LOT
ROO21184 2014 17 ... 1 33373 31708 2013 RUSTICPL |

RUSTIC RIDGE (RPLT) BLK 3 LOT
RO021183 ~ 2014 = 2N1/2 S L 308617 29319 2021 RUSTIC PL



R0021170
RO021181
ROD21151
R0021179

RO021178

ROO21177

RO021176

'+ RO021175

R0021174

R0021185

R0021171
'R0021182

'R0021057

2014
2014
2014
2014

2014
2014

2014

21PT

"RUSTIC RIDGE (RPLT) BLK 3 LOT

'RUSTIC RIDGE (RPLT} BLK 3 LOT |
e e 20897

"RUSTIC RIDGE (RPLT} BLK 3 LOT .
22 "

RUSTIC RIDGE (RPLT) BLK 3 LOT
23EPT

RUSTIC RIDGE (RPLT) BLK 3 LOT .”
24

-RUSTIC RIDGE (RPLT) BLK 3 LOT -

'RUSTIC RIDGE (RPLT) BLK 3 LOT .

I SO~ T

1. 2838

326415,

256689

356117

2014
2014
2014

2014

2014

2014

. 26ELYPT.

"RUSTIC RIDGE (RPLT) BLK 3 LOT -
2OWLYRT

RUSTIC RIDGE (RPLT) BLK 3 LOT -
C27E1/2

"RUSTIC RIDGE (RPLT) BLK 3 LOT .
28 ,

RUSTIC RIDGE (RPLT) BLK 3 LOT -

29,

RUSTIC RIDGE (RPLT) BLK 3 LOT -
L 3N1/2 ,

RUSTIC RIDGE (RPLT) BLK 3 LOT
3SPTRANPT

366006

441635

1 352215

39473

246506

268265

168600

(29852 2041 RUSTICDR

25362 2080 KINGSBURY DR

27166 2042 RUSTIC DR

31009 2060 KINGSBURY DR

24385 2050 KINGSBURY DR

... 338322027 RUSTIC PL

41955 2029 RUSTIC PL

33460 2031 RUSTIC DR

37570 2035 RUSTIC DR |

44270 2017 RUSTIC PL

23418 2033 RUSTIC DR

25485 2025 RUSTIC PL |

16017 RUSTICDR
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R0021067
RO021066
RO021065

RO021064

'RO021063

RO021062
RO021061
RO021060

RO021068

'R0021058

R0021053
R0021056 _

RO021055.

2014

.20

2014

L0
;2014

L2018

RUSTIC RIDGE (RPLT) BLK 3 LOT
20

RUSTIC RIDGE {RPLT} BLK 3 LOT
~ '31E8B8.2EXC54.28 :

RUSTIC RIDGE {RPLT} BLK 3 LOT

3154288 32N PT

"RUSTIC RIDGE {RPLT) BLK 3 LOT
e JIWE6.67 EXCS54.28

'RUSTIC RIDGE (RPLT) BLK 3 LOT
L 323PT

'RUSTIC RIDGE (RPLT) BLK 3 LOT
33NPT

RUSTIC RIDGE (RPLT) BLK 3 LOT

33SPT

... BANEPT

38

RUSTIC RIDGE {RPLT) BLK 3 LOT

"RUSTIC RIDGE (RPLT) BLK 3 LOT
34SWPT

RUSTIC RIDGE {RPLT) BLK 3 LOT

35

RUSTIC RIDGE (RPLT) BLK 3 LOT

RUSTIC RIDGE (RPLT) BLK 3 LOT

SCIALAINN

'RUSTIC RIDGE (RPLT) BLK 3 LOT
38N88.33

1:

437080

346185

| 298682

246904
e
309990,
1 anm
72791

... 33924

... 23456 1918 RUSTICDR

326691938 RUSTIC DR

-

40778:1948 RUSTIC CR

639151944 RUSTICCR

322581940 RUSTIC DR

342315

.. 290021

 392270:

378618

41520:1928 RUSTIC DR

o.....32520 1926 RUSTICDR |

32887 1922 RUSTIC DR

28374 1910 RUSTIC DR

372651316 RUSTIC DR

. 35969 1914 RUSTIC DR

4491936 RUSTIC DR |

27552 1908 RUSTIC DR
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R0021054
RO021052
R0021050
R0021049
R0021150
Wwoomppmﬂ.:;+mﬂwmg

[RO021059 .

2014

.. AASWPT

R0021146
R0021149

‘RQO21148

'R0021051

R0021130

RO021147

.04

2018

2014

.. 2014

2018

2014

46

RUSTIC RIDGE {RPLT) BLK 3 LOT -

o 385BLET

asPrT

RUSTIC RIDGE (RPLT) BLK 3 LOT -
39

RUSTIC RIDGE (RPLT} BLK 3 LOT

1 332890

'RUSTIC RIDGE (RPLT) BLK 3 LOT
. A2579&43NPT

'RUSTIC RIDGE (RPLT) BLK 3 LOT |
43sePT o

'RUSTIC RIDGE {RPLT) BLK 3 LOT
. AANEPT :

RUSTIC RIDGE (RPLT} BLK 3 LOT -

0 57603,

312969

1 270830

1 282188

51625 1912 RUSTICDR

30143 1906 RUSTICDR

5472 1902 RUSTIC OR

26807 1850 KINGSBURY DR

29732 2044 RUSTICPL

... ... 25701;2011 RUSTIC DR
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270571924 RUSTIC DR

RUSTIC RIDGE (RPLT) BLK 3 LOT
45

RUSTIC RIDGE (RPLT) BLK 3 LOT

1 320537

RUSTIC RIDGE {RPLT) BLK 3 LOT

47 EXC83

RUSTIC RIDGE (RPLT) BLK 3 LOT

48835300k 43

5

'RUSTIC RIDGE (RPLT) BLK 3 LOT

RUSTIC RIDGE {RPLT) BLK 3 LOT .

=0

1 284806
1 234972
0 182369
1 337436
1 383473

1 323908

30451 2046 RUSTIC DR

223221907 RUSTIC DR

17325.RUSTICOR

© 32057,1904 RUSTIC DR

36430 1915 RUSTIC DR |

30771.1300 RUSTIC DR



RO021145

[RO021144

R0021143

‘ROD21142

RO021141
RO021132

R0021133

0021240
ROD21134
moowﬁmm
R0021136
RO021131

R0021137

(2014

'RUSTIC RIDGE {RPLT) BLK 3 LOT
51

.. 2014

201

RUSTIC RIDGE (RPLT} BLK 3 LOT
52

RUSTIC RIDGE (RPLT) BLK 3 LOT
54N92&55518

RUSTIC RIDGE (RPLT) BLK 3 LOT .
55N 92

22014

RUSTIC RIDGE (RPLT) BLK 3 LOT
56 :

'RUSTIC RIDGE (RPLT) BLK 3 LOT
57 :

...i2014
2014

2014

- 2014

2014
2014
2014

2014

'RUSTIC RIDGE (RPLT) BLK 3 LOT .
58. :

‘RUSTIC RIDGE.(RPLT} BLK 3 LOT
59 :

T .2

327887

19381 1905 RUSTICDR

311501937 RUSTIC DR

32822,1323 RUSTIC DR

... 310908

345491

1360191

357454

... 34218 1927 RUSTICDR

e 29936 191G RUSTICCT

33031 1920 RUSTIC CT

269220

'RUSTIC RIDGE (RPLT) BLK 3 LOT :
6 ‘ . _

RUSTIC RIDGE (RPLT) BLK 3 LOT

60 & ACCESS WAY.

'RUSTIC RIDGE (RPLT) BLK 3 LOT

RUSTIC RIDGE (RPLT) BLK 3 LOT

RUSTIC RIDGE (RPLT) BLK 3 LOT -

&

347687.

390772

390028

266717

359304

224274

.. 23576 1335 RUSTICDR

o 37123 1322 RUSTICCT

37052 1326 RUSTICCT |

.25338 2014 RUSTIC DR

34134 1914 RUSTICCT

- 21306 2012 RUSTIC DR

33958 1931 RUSTICDR _
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'RUSTIC RIDGE (RPLT) BLK 3 LOT
ROO21138 12014 8% oo 339120 32216 2004 RUSTIC DR

| RUSTIC RIDGE (RPLT) BLK 3 LOT
ROQ21135 2014 _ N830F47. .Y 425809 40452 1939 RUSTIC DR
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* YOTAL LAND AREA, 12.90 AGRES
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JAN 20 2015

WILLIAM N, [HEISS
P.O. Box 2944
Casper, WY 82602
307-237-9322

January 17, 2014

City of Casper Planning and Zonimg
200 North David Street, Room 205
Casper, WY 82601

RED PEN-14-067-R and PLN-14-008-8

Dear Sir or Madam-

Fhave reeently spoken 1o Wallace Trembath, in the City Attorney's Office, regarding the
hotice requirements for aherations to 2 final devetopment plan for g planned uni
development. Wit regard to the Greenway Park PUD, there have been twa alteriions
of that development plan. One alieration oceurred in 2009 and the second in 2012, My,
Trembath informed me that the alterations were not considered by the Planning and
Zoning Commission ar by the City Council. and no notice was provided to the owners
adjoining the PUD, because the alterations did not result ina change iy the ol densicy
for the PUD.

However, this does not correctly interpret the city regulations. Section 17,50 Fg
provides

A The final development plan. as passed by the council, shatl not be altered
during the construction of the planned unit development, exeeptas set forth in
this section,

I Minor alterations in locations, setting. alignments, bulk ol structures,
placement or types of plant materiul, changes in grades, heights. or character
ol structures. or other simitar alterations may be authorized by the planning
director. if required by circumstances not reasonably foresecable at the thne
the final development plan was approved,

2 Allother altesations in the use, intent, rearrangement of lots, realigniment of
major circudation patterns, density levels. provisions BOVCrhing common or
upet space, or the rativ thereo!, ncluding infrastructune design standards. or
any other alterations that, in the diseretion of the conumutity development
dircetor and the City chgineer, substantially change the planned unit
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City of Casper Planning and Zoni ng
January 17,2015
Yage 2

development must be approved by the commission and passed by the council
at public meetings for which public notice i given. The same type and quality
of data shall be required as was necessary for the original fingl approval and
passage. (emphasis supplied),

H appears that (he City of Casper and the Planning and Zoning Commission have not
property construed this regulation with vegard to the Greenway Park PUD. The
regulation clearly ouly applics to Planned Unit Developments as 1tis contained in
Chapter 17.52 governing PUids, Using the Hterprettion used by the city as explained by
Mr. Trembarh, the only density Jeve) of concern is that of (he entire PUD. That i, the
ity has taken the postion that if the (o1 density level of the PUD remaing unchanged.
even i the density level within differem phases is changed, no notice is neeessary, and
the alterations can pe made without review by the commission and City counil,

The langnage of the code clearly shows (he error in this interpretation. Section 2 reguires
notice (o adjoining landowners when alterations in the density levels are being
considered. 11 as the cily maintains, only the toal density tevel g of concern, there
would be one, and only one, density fevel of importance for PUs. However, Seetion 2
requires notice an consideration by the commission and ¢ity council when the density
levels of the PUD ape altered. The language of the code clearly contemplates maore than
one density level with regard to a PUD. 11 moge than one density level s referenced with
regard to a PUD. it must refer to the density levels in different phases of the PUD. There
15 no other explanation for the uge ot the plurat “density levels™ in this regulation other
than a reference 1o (e density levels within different phases of the PLD.

Consider for example that ifafter Phase | of the Greemway Park PLD, the developer
asked o “horrow™ )] ofthe density from Phases 2and 3 and use it in Phase 4 Tor high
density apartments in the area adjoining Rustic Ridge and Rustic Pines, Linder the city's
Interpretation, no notice to the adjoining property owners in Rustic Ridge or Rustic Pines
would have been necessary sinee the total densiy y of the PUD remained inchanged and
the Planning and Zoning Department could have approved such alteration withou( g
hearing by the commission and city council. Yet the action would have allowed
placement of high density development divectly adjoining a single family residence area,
with no notice to the adjoining singfe family home owners and no consideration of the
matler by the commission or city council. No cour would allow such action and neither
should the city,

Correctly applied. 1his ordinance requires tha, when the density fevel i any of the PLi])
phases is aliered. notice 1o adjoining Property owners is required and such changes must
be “approved by the commission and passed by the counei] AUpublic meetings™, By the
CiY's own admission, for the first pwo alterations of density levely of phases in the

Greenway Park PUD, notice was not given, and the alterations were no approved hy the
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City of Casper Planning and Zoning
January 17, 2015
Page 3

commission and council. Because the density of the Greenway Park PUD has already
been considerably increased from the original plan withou( proper notice to adjoining

Sincerely yours,

ertty,, Z o,

William N, Heiss

Xe: Wallace Trembath
Bill Luben
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222015
Deborah Lynn Jelinek IAN

1948 Rustic Circle

Casper. Wyoming 82609

January 20, 2014

John C. Patterson, City Manager

Charlie Powell, Mayor

Craig Collins, Planning & Zoning Commission
City of Casper

200 North David Street, Room 205

Casper, Wyoming 82601

Re: Greenway Park Development PLN-14-067-R and PLN-14-068-S

Dear City Manager, Mayor Powell and City Planner:

Thank you for allowing me the opportunity to address my concerns regarding the changes that have
been submitted to you, involving continued expansion of a nearby development in our eastside
community.

To allow you a bit of my personal history, my name is Deborah Lynn Jelinek, [ reside at 1948 Rustic
Circle in Casper, Wyoming. | have owned my current home since October 1992. | or my family have
been associated with the Rustic Ridge neighborhood since 1984,

| am perhaps one of the few area homeowners that is available to speak to you regarding a meeting
that took place several years ago between the Rustic Ridge Homeowners Assoclation and the
developer that represented The Berland Development Group. Many people that attended that
meeting have sold their home and moved, are deceased or are otherwise unavailable to speak to you
regarding some of the detalils of what was said at that meeting.
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The meeting was held at a office within the borders of Rustic Ridge. As homeowners, we were
notified by the then current association board, that the new owner/developer of the vacant land to
the west of Rustic Ridge wished to meet with property owners .

We met with a representative of The Beriand Development Group. A gentleman named John Neilsen,
who I believe was a partner and associated with the planned residential development that we learned
was to be called The Preserve at Greenway Park. In that meeting Mr. Neilsen described to our
homeowners the planned use of the acreage to the west of Rustic Ridge. We were toid at that time
there would be a mixture of rental and owner/occupied residential properties. That there would be a
blend of multi family units bordering Missouri Drive, additional duplex and townhome style units to
be constructed in the central section of the area and gradually progressing to single family homes
nearer to the western property line of Rustic Ridge.

Development within any city can be a positive. Obviously, Casper has seen their fair share of growth
these past years. In his presentation, we were repeatedly told by Mr. Neilson, that it was the Intent
of his partnership to plan a development that woutd in no way interfere with the ownership of Rustic
Ridge nor to distract from the comfort and enjoyment of our individually owned properties.

He went onto assure us that The Berland Development Group was commitied to construct single
family, owner cccupied housing along their most "eastern horder". He assured all in attendance, the
developers planned a continuation of what was currently located within the borders of Rustic Ridge.
He went on to say, that because the properties would bhe "owned by" their residents, the same pride
woutld be shown in as what was currently in Rustic Ridge. That it was their desire, as the developers
to provide homes built with the same quality and custom buiit caliber of the hames within Rustic
Ridge and those planned for the future in the Rustic Pines community.

During that meeting the homeowners were encouraged to listen and cooperate with what was being
presented as a win/win for our community. We were assured that the intent of the developers was to
enhance the western border of the two adjoining housing communities and in no way would do
anything to interfer or to detract from the enjoyment of existing homes.

Mr. Neilsen provided images and described single family dwellings, using the term "McMansions"
describing what was planned for our neighbor to the west. Coining the phrase to mean "upper scale"
quality built homes that would show pride in construction and ownership. We were encouraged by
standing board members that Mr. Neilsen and his partners had a long standing positive reputation
and it would be a "positive move for the Casper community” Mr, Nellsen assured those in attendance
that they would construct a development that would be a asset to the surrounding area, and would
serve as a positive economic impact on the adjoining neighborhood.
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townhomes to the east of the apartments and east of mansion homes with an area of
single family residences buffering the higher densities from Rustic Ridge and Rustic
Pines. The approximate mix of owner occupied to rental units was 45% fo 55%

The following data was represented to the Rustic Ridge home owners at this meeting:

Town Mansion
SFD Him Homes  Apts Total | Density

0| 62 75| 208) 375 6.4

This original Mixed Use seemed an excellent alternative for the neighborhood. While not
the preferred choice of Rustic Ridge owners who preferred open space and/or R1 use, the
mixed use was a good alternative of transition between high density area of Fox Hill and
Casper Village and Rustic Ridge, bounded by collector street 15™ 8t. and planned
collector 21% St.

Additional Timeline

Please refer to Exhibit B

9/13/07  The Preliminary Site Plan was modified, ramping up the density from what had
been proposed to the neighbors. The proposed change included loweting the
number of Mansion Homes (owner occupied units) by 39, increasing the
apartments by 72, increasing the total number of units by 33 and the DU/ac by .6.

Tn a letter dated Sept 13, 2007, April Getchius stated to Mr. Clinger “I1. Inthe
PUD guidelines, you note that replats would be administratively approved.
These will, unfortunately, require City Council approval.”

12/07 Council approved the PUD in this configuration.

1/08 Immediately, a proposal was made to increase density. Mansion homes along
Missouri were changed to apartments, increasing the apartment count by 20 to
300. The increase was apparently approved administratively!

4109 Vacated and replatted to “final” design,

5/09 Don Besland reported to me that he has prelimary plat approved for original
208 apartments plus 120 for a total of 328 apartments, 450 units in the project

12/14 Current proposal for increase in density. Increase apartments by 175 from
328 o 503; inciease overall units from 450 to 530

Iplease note: dates and minor detalls may vary; my comments are based
on documents in my file and it is entively possible I did not receive all
documents

City staff has explained to me that the developer was able to obtain density increases
administratively by reallocating density from other areas of the plat, In “borrowing”
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density earlier, the remaining areas should, in fact, be required to have a lower density,
not higher, That is really the nut of the debate in this proposal.

Fully realizing concepts change and PUD’s can be revised, this proposal obliterates the
original representation that was clearly made to the neighbors—I was there. And they
were not notified of subsequent changes past plat approval.

Yosemite Parkway
Yosemite Parkway has been reinserted in the latest proposal; however it is included in
Phase 4 and is apparently not being considered in the current application. Without
making any comment on whether Yosemite is vital to the project traffic, in my opinion if
it is not a requirement of this approval it, in all likelihood, will never be built.
Mr, Berland, according to his own statements, is an apartment developer and will
(probably) not build single family homes, He will sell off the lots and street
development—or apply for an additional change of use.

]

Having just built the section of Pinyon Parkway from 15" into Rustic Pines I,
the cost of the slreet construction af foday’s cost, could not be supported by a
single-loaded street.

Foundations on these soils will probably require substantial over-excavation if not
piets.

With the grade and depth of the lots as proposed on the topo, 3+ feet of imported
backfill will be required to establish a building pad for a walk-out basement, more
for a daylight basement.

The depth of the lot with 25 ft front and 10 ft rear setbacks will yield a minimum
back yard looking directly at a 35 fi tall apartment building.

Combining the street cost and lot excavation cost, lot prices would have to be in
excess of $70,000, requiring a house price around $400,000.

Sales of such homes on these lots will be very difficult, (If I were showing you
sites for new home consfruction in the $400°s would you opt for a site with no
rear view except that of an apartment building 30+ feet away?)

Lesser price/quality homes for which a buyer might accept the logistics of the site
won't work at the probable lot cost,

If development is infeasible and sales are difficult, the street won’t go in. Simple
economics.

While the salability of these proposed SFD lots is not the City’s concern, probability of
construction of the connector street is.
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Apartment Study

While density in the Preserve is the issue in this discussion, density in the surrounding
area should be reviewed. Please refer to Exhibit C for a summary of multi-family units
in the proximate area of 15" to 21, Beverly to Yosemite.

Area Traffic

An updated traffic study has been completed which shows no warrants for signalization.
However, the increase in density without a doubt has and will affect trip generation in the
area. I have referred to information from the Institute of Transportation Engineeis Trip
Generation, 8" Edition, to understand what trips generated by only the multi-family units
in the area could be

The Preserve:
Current: 328 apartiment units (ITE generated @ 6.72) 2,204 daily tiips
804,518 annual trips
Requested 174 additional apariment units @ 6.72 1,169 daily trips
426,787 annual trips
Proximate area multi-family units 1371 units @ 6.72 9,213 daily trips
3,362,789 annual frips
Other Thoughts:
o The Planned Unit Development Narrative and Guidelines for Greenway Park,

L Project Overview and Intent states “The mix of multi-family buildings,
mansion homes, townhomes (emphasis added) and single family detached units
will provide the City of Casper with a vibrant residential area that is needed. , .”
Narrative V. “Townhomes will have 2 to 6 units per building and will be a
transition between the MFI and MultiFamily parcel and the SFD Parcel.”
Narrative Via, Land Use Designations and Descriptions, SFD  “semi-custom
homes that will match the proposed development as well as the existing homnes to
the east, 4) offer spectacidar view fo the south and southwest” (emphasis added)
Narrative V1.¢. Public Access Easements/Drives, “Parallel parking will not be
allowed on these Public access Easements/Drives. Parking will only be allowed
in the perpendicular parking stalls, covered parking areas, driveway aprons and
garages
1 believe this area to be the highest concentration of multi-family units in Casper
I have never been opposed to this project; 1 would not have gotten paid for 2 years
of work had it failed to pass, and I believed the multi-use design offered exciting
and much needed housing options to Casper.

The homeowners in Rustic Pines and Rustic Ridge are primarily business people
and community leaders who have been part of the economic engine of this town
for years. They are NOT chronic naysayers when it comes to things that are
positive for Casper.

I designed and have executed iy adjacent development based pattly on the

original design of the Preserve. Nicer homes are more compatible with adjacent
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Exhibit C

Casper Village
Foxhill

Prairie Sage
Eastward Court
Sage Creek
Beverly various
Nebraska & 15th
Pennsylvania
Missouri & 15th
15th

Fairdale

Farnum

Primrose TH
Preserve Current
Preserve Requested

Total proximate multi
family units

Area Multifamily

Ttl Units

188
304
64
20
72
64
23
34
20
15
20
25
20
328
174

1371

Studio

34

1Bd 2Bd 3 Bd
94 94
184 115
30
20°
24 48

Vehicle Multipli Vehicle Trips/d: Vehicle Trips/yr

6.72 2,204 804,518
6.72 1,169 426,787
6.72 9,213 3,362,789
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Dee Ann Hardy

From: Renee Radman <radmanrenee@msn.com>

Sent: Wednesday, November 19, 2014 3:05 PM

To: Dee Ann Hardy

Cc: haney@wyomingcda.com 1““
Subject: PLN-14-067-R ‘

November 19, 2014
Dear Planning and Zoning Commission,

| live in the Rustic Ridge neighborhood. After hearing of the proposed changes in PLN-14-067-R | have some
concerns. When the development was approved, the residents of Rustic Ridge were appeased by the final
agreement. It is unfortunate that the agreement is now coming back for reconsideration.

Please have sufficient Public hearings to fully present the new plans and for the surrounding communities to
fully have a say regarding the changes.

| am not in Casper at the moment, but | fully support David and Madeline Haney's opinion of the proposed
plans--"We recommend that the originally approved single-family configuration remain and be executed as
promised."

It is my hope that the Planning and Zoning commission will stand by and honor the agreement that is currently
in place. Itis sad that we cannot trust that agreements will be honored. It is also unfortunate that developers
agree to plans knowing they can be changed fairly easily in the future, so why not appease the neighbors in
the beginning. No wonder American have become such cynics.

Respectfully,
Renee Radman

1937 Rustic Dr.
Casper, WY
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JAN
W19 015
To:  City of Casper, Planning and Zoning Commission
Casper City Hall
200 N David, Rm 205
Casper, WY 82601
Date: January 19, 2015

Subject: PLN-14-067-R and PLN-14-068-S
Dear Planning Commission,

As a resident of Rustic Ridge, | am writing to fully support the positions stated very
clearly by David and Madeline Haney as well as Bill and Susan Heiss. It would be
pointless to restate what they have so clearly written.

As | stated in my correspondence, via e-mail, dated November 19, 2014: When the
development was approved, the residents of Rustic Ridge were appeased by the final
agreement. lt is unfortunate that the agreement is now coming back for
reconsideration. It is my hope that the Planning and Zoning commission will stand by
and honor the agreement that is currently in place. It is sad that we cannot trust that
agreements will be honored. No wonder Americans have become such cynics.

As a side note, having spoken with a current resident of the Apartments in the
Greenway Park area, it was stated that there is insufficient parking which is creating a
nightmare for the residents. Future planning should take the insufficient parking into
consideration. No developer of repute would be so negligent.

| look forward to my confidence in the Planning and Zoning Commission being restored
as you vote to maintain the original agreement, thus allowing the developer to proceed
as previously planned as long as there is sufficient parking provided.

Thank you for your consideration,

[ O

Renee Radman
1937 Rustic Dr.
Casper, WY 82609
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Dee Ann Hardy

From: Craig Collins

Sent: Tuesday, December 16, 2014 3:41 PM

To: Liz Becher; Aaron Kloke; Dee Ann Hardy; Constance Lake
Subject: FW: Greenway Park Update

From: Doug Richardson [mailto:terryri@tribcsp.com]
Sent: Tuesday, December 16, 2014 3:17 PM
To: 'David Haney'; John Patterson; Craig Collins; Kenyne Schlager; Stephen Cathey; 'Paul Bertoglio, Councilmember'; 'Bill
Stoval'; 'Tom Scarlett’; "Pat Dixon'; Pdixn@aol.com; 'Debbie Jelinek'; 'Jan Hawks'; 'McKinzey'; rboril@casperforsale.com;
'Susan Thomas'; riverdancer@bresnan.net; 'Mark Zaback'; alexefimoff@bresnan.net; 'Kris Beevers'; 'jim griffin’;
jalex32674@aol.com; 'Nick Wendland'; 'Stuart Day'; 'Don Baker'; brn26@aol.com; schad@bresnan.net;
lculver52@msn.com; mgranum@yahoo.com; berniel18@bresnan.net; mjo1944@msn.com; dickrin@bresnan.net;
pjrobbins@bresnan.net; ssarvey@bresnan.net; oldsteamboat@msn.com; dstubson@bresnan.net; bobwyo31@gmail.com;
khwright31@gmail.com; kkzaback@bresnan.net; rabaugh@gmail.com; 'Karen Apostolos'; 'Ed and Joyce Bratt'; 'Donna
Freemole'; 'Marina Sy'; ‘Norma Wall'; 'Renee Radman'; 'Allan Fraser'; eric.eckelberg@att.net; Robin Mundell; Bob
Hopkins, Daniel Sandoval; Steve Johnson; Craig Hedquist; Ray Pacheco; Charlie Powell; Grantalg@msn.com

Cc: 'madeline haney'

Subject: RE: Greenway Park Update

t'am fine with this new PUD proposal. The road is in the same place as it was in the initial 2008 PUD and we have single
family home next to us., HOWEVER, before | will agree to it, the developer must be willing to sign a legally binding
agreement. This agreement should state that the single family home lots as shown can only be developed as single
family homes less than 36’ in height. In addition, the agreement should state that the lots cannot be altered in any
way that would move them closer to our property line and that the green space as shown not be changed or
removed. It should also be binding on all heirs, assigns, etc, If he is not willing to sign such a document, that tells me
in a few years he will be back requesting that he he allowed to build multifamily units on those lots. | think this is
especially important given that he stated that he only builds apartments. Although not a deal breaker, | would also
request that the proposed road that runs next to our property not be built until the single family homes are developed.

Doug and Terry Richardson

From: David Haney [mailto:haney@wyomingcda.com]

Sent: Tuesday, December 16, 2014 8:36 AM

To: David Haney; John Patterson; Craig Collins; Kenyne Schlager; Steve Cathey; Paul Bertoglio, Councilmember; Bill
Stoval; Tom Scarlett; Pat Dixon; Pdixn@aol.com; Debbie Jelinek; Jan Hawks; Terry & Doug Richardson; McKinzey;
rboril@casperforsale.com; Susan Thomas (susanrt99@bresnan.net}; riverdancer@bresnan.net; Mark Zaback;
alexefimoff@bresnan.net; Kris Beevers; jim griffin; <jalex32674@aol.com>; 'Nick Wendland'; Stuart Day; Don Baker;
brn26@aol.com; schad@bresnan.net; lculverS2@msn.com; mgranum@®yahoo.com; berniell8@bresnan.net;
mjol944@msn.com; dickrin@bresnan.net; pirobbins@bresnan.net; ssarvey@bresnan.net: oldsteamboat@msn.com:
dstubson@bresnan.net; bobwyo31@gmail.com; khwright31@gmail.com; kkzaback@bresnan.net; rabaugh@gmail.com:
Karen Apostolos; Ed and Joyce Bratt; Donna Freemole; Marina Sy; Norma Wall; Renee Radman; Allan Fraser;
eric.eckelberg@att.net; rmundell@cityofcasperwy.com; bhopkins@cityofcasperwy.com;
dsandoval@cityofcasperwy.com; sjchnson@cityofcasperwy.com; chedgquist@cityofcasperwy.com:
rpacheco@cityofcasperwy.com; cpowell@cityofcasperwy.com: Grantalg@msn.com

Cc: madeline haney

Subject: Greenway Park Update

Fellow Rustic Ridge Homeowners:
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The developer of Greenway Park, Don Breland, provided a revised preliminary plat of his changes to Bill Stovall and the City. Those
changes include preserving the single-family homeownership lots immediately to the West of our subdivision. He did however
absorb additional single-family ownership lots on the north end in order to accommaodate additional density. What is now being
proposed is 13 buildings of 10 to 12 unit apartment buildings not dissimilar to what already exists. While there are the single-family
ownership lots as a buffer, it is not anywhere close to what was proposed originally. The single family development now designated
as Phase 4 is likely to be revised again down the road if this is approved.

In our investigations with the City, we found that the City had approved two increases in density without providing any notice to us
because we were not within the 300 foot radius required under law. We think that had we been notified of those changes in density,
we as homeowners would have objected long before now. The original proposal called for buffers of building types and a differential
in homeownership versus rental that was significantly different than what we are faced with today as well as much less density.

The actual public hearing for Planning and Zoning is January 27 at 6:00 PM, Written comments should be sent to Craig Collins
{ccollins@cityofcasperwy.com) by no later than January 20. Assuming Planning and Zoning approves the request, there witl be a
subsequent opportunity for input directly to the City Council at a date yet to be determined. It is very likely that it will be that
subsequent meeting of the Council. We will have an opportunity to truly impact the decision based on the original approval with
significant buffers of both density and homeownership versus rental.

As always, Madeline and | are more than available to answer questions or provide guidance with regard to your written
communications. It is very important that we all speak up and have a physical presence at the various meetings to demonstrate our
sincerity and solidarity.

We are attaching our most recent communication to the City, including all of the new city councll members. We think it is very
important that you include both the city manager and the new members in whatever communications you send. We think it is
particularly important for those residents who may net be in Casper for the winter to participate as vocally and as demonstrably as
you can. Should you do so electronically, feel free to cut and paste the electronic addresses from our email. Should you want to
reduce your thoughts to a lette,r it should be submitted to the Community Development Department, 200 North David St., Room
205, Casper, Wyoming, 82601. If you have questions for the city. Please call them at 307 — 235 — 8241 and ask for Craig Collins,

Also attached is a copy of the "temporary proposed changes" provided by the developer to Bill Stovall and the City,

Dave

DAVID HANEY

Executive Director

Wyoming Community Development Authority
155 N. Beech Street

P.O. Box 634

Casper, WY 82602

P: (307) 265-0603 F: (307) 266-5414
www.wyomingcda.com

/Y

‘m *c;.;:' A
"FINANCING AFFORDABLE HOUSING IN WYOMING '

CONFIDENTIALITY STATEMENT: THE INFORMATION CONTAINED IN THIS E MAILTRANSMISSION 1S INTENDED ONLY FOR THE RECIPIENTS NAMED ABOVE. If the
reader of this message is not the intended recipient or the intended recipient's agent, you are hereby notified that any dissemination, distribution, or copying of the
informatlon contained in this electronic transmission other than to the intended recipients is prohibited

All City of Casper e-mails and attachments arce public records under the Wyoming Public Records Act, W.S. § 16-4-201 ef seq.,
and are subject to public disclosure pursuant to this Act.
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Dee Ann Hardy

L
From: Craig Collins
Sent: Monday, January 19, 2015 8:12 AM
To: Dee Ann Hardy; Aaron Kloke; Liz Becher '
Cc Don Berland JANf 9 20,5
Subject: _ FW: The Enclave Reconfiguration

Dee:

For files please..........

From: ssarvey@bresnan.net [mailto:ssarvey@bresnan.net]
Sent: Saturday, January 17, 2015 10:57 AM

To: Craig Collins

Cc: John Patterson

Subject: The Enclave Reconfiguration

We are wiiling to you as city representalives to ask you to deny the request by the developer of the Enclave to reconfigure the plan for
apariments in the Sage Creek drainage between 15th and 21st sireets and adjacent to the Rustic Ridge subdivision. We are residents
of Rustic Ridge and are now aware that the original plan which was agreed upon between the HOA Board and the developer isin
jeopardy.

We are concemed that there was no nofification of the change even though the buffer which was to be owned single family homes and
town homes between an established neighberhood of owned homes now faces high density, muitistory apartments "right across the
fence". In addition, the city's plan of gradual change from single family to high density residences is being ignored. 1n our opinion it is
not only an agreed upon decision by Planning and Zoning and city government but in general it makes for a city that is developed in
harmony not haste or expediency.

The fact that the HOA was not nolified because the distance is greater than 300 feet between the two types of development is a
technicalily that ignores what a sensible person who views the situation from 15th or 21st street can see is a difficult fit. Part of the 300
feet is a slope descending at at least a 45 degree angle from the fence of Rustic Ridge. Please view the area in persen and consult the
reconfiguration plan to see for yourself .

Thank You, Mike and Sally Sarvey, 2012 Rustic Drive

All City of Casper e-mails and attachments are public records under the Wyoming Public Records Act, W.S. § 16-4-201 ef seq.,,
and are subject to public disclosure pursuant to this Act.
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January 23, 2015

MEMO TO: Members, Planning and Zoning Commission

FROM:

Liz Becher, Community Development Director
Craig Collins, AICP, City Planner
Aaron Kloke, Planner |

SUBJECT: PLN-15-001-RZ — Petition to vacate and replat all of Sunrise Hills No. 3,

with portions of Sunrise Hills No. 9, Sunrise Hills Addition No. 12,
Garden Creek Hills Patio Homes No. 1, and Tract A, and Harmony Hills
No. 1, to create Harmony Hills Addition No. 2, comprising 106.16-acres,
more or less, generally located at the southeast intersection of South
Poplar Street and SE Wyoming Boulevard; and rezoning of said property
from PUD (Planned Unit Development) and C-2 (General Business) to R-
2 (One Unit Residential) and PUD (Planned Unit Development).
Applicant: High Plains Investments, LLC.

Recommendation on the plat:

In the absence of information that may be presented during the public hearing, staff
recommends that the Planning and Zoning Commission approve the vacation and replat
creating the Harmony Hills Addition No. 2 Addition, and forward a “do pass”
recommendation to the City Council with the following conditions:

1.

Per Municipal Code Section 16.16.020, the developer shall construct eight foot
(8”) wide sidewalks/pedestrian pathways within the subdivision’s public access
easements and must conform to standard City construction specifications. All
public pedestrian access easements shall be located on adjacent lots or on
appendages of larger open space tracts.

Public sidewalks will be required along all streets, including South Poplar
Street and Wyoming Boulevard. Sidewalks along South Poplar Street and
Wyoming Boulevard shall be detached and located as far from the pavement as
practical. If adequate right-of-way is not available, or if the Wyoming
Department of Transportation (WYDOT) does not permit sidewalks within
their right-of-ways, public access easements shall be provided and the
sidewalks shall be constructed to standard City specifications within said
easements. Interior sidewalks may either be detached sidewalks, or curb walks
with rollover curb, at the developer’s discretion.



Prior to the development of Block 11, a PUD (Planned Unit Development) site
plan shall be submitted for Planning and Zoning Commission and City Council
review and approval.

Curb cuts and access to Wyoming Boulevard and South Poplar Street shall be
prohibited for individual lots. All lots that have frontage on either Wyoming
Boulevard or South Poplar Street shall obtain access from interior streets.

A traffic study has been commissioned. Prior to final approval by the City
Council, the traffic study shall be approved by the City Engineer, and the
applicant shall agree to all necessary on or off-site traffic improvements
identified as necessary by said study.

Prior to review by the City Council, a drainage study and grading plan shall be
submitted to the City Engineer for review and approval.

The Walnut Street and Harmony Road water line shall be looped through the
open space (Tract 2) to Goodstein Drive or into Sunrise Hills No. 5 to provide
redundant utility service for the fifty-three (53) lots which have a single point
of access and a single water line servicing the area.

The new 12-inch transmission water main traversing from Wyoming
Boulevard, south to the Sunrise Hills No. 2 tanks was installed in 2012. This
line shall be relocated within dedicated right of ways, at the Owner’s sole
expense.

Prior to the review by City Council, the certificate of dedication language shall
explicitly dedicate all roads, streets, and utility and pedestrian access easements
to the public.

Recommendation on the zone change:

In the absence of information that may be presented during the public hearing, staff
recommends that the Planning and Zoning Commission approve the request to rezone the
properties described below, as follows, and forward a “do-pass” recommendation to the
City Council:

el e A

Tracts 2, 5, 6, 7, 8, and 10 shall be zoned R-2
Block 8, Lots 1 — 31 shall be zoned R-2
Block 9, Lots 1 — 15 shall be zoned R-2
Block 11, Lot 1 shall be zoned PUD



Code Compliance:

Staff has complied with all requirements of Section 16.24 and Section 17.12.170 of the
Casper Municipal Code pertaining to replats and zone changes, including notification of
property owners within three hundred (300) feet by first class mail, posting of the
property, and publishing legal notice in the Casper Star-Tribune. At the time the staff
report was prepared, staff had not received any public comments on this case. The
Commission is responsible for reviewing replats and zone changes, and providing a
recommendation to the City Council to approve, approve with conditions, deny, or table the
proposal.

Summary:

High Plains Investments, LLC has applied to replat 106.16-acres to create the Harmony
Hills Addition No. 2. The subject property is currently undeveloped and is zoned C-2
(General Business) and PUD (Planned Unit Development). The requested replatting
comprises all of Sunrise Hills No. 3, portions of Sunrise Hills No. 9, Sunrise Hills
Addition No. 12, Garden Creek Hills Patio Homes No. 1 and Tract A, and Harmony Hills
No. 1 to create one hundred and seventy two (172) new lots. These lots range in size from
11.41 acres to 5,625 square feet and are intended for both commercial and residential land
uses. Surrounding zoning in the area is R-1 (Residential Estate) to the east and south, and
R-2 (One Unit Residential) to the southeast. Land uses in the immediate area are
predominately single family residential. Open space, commercial uses, and educational
land uses exist north of the subject property across SE Wyoming Blvd.

Section 16.16.020 of the Casper Municipal Code outlines block length standards for
residential subdivisions. It states that blocks greater than 500 feet in length must provide
pedestrian connectivity through the provision of public access easements and a pathway
with a minimum paved width of eight (8) feet. Recommended condition of approval
number one (1) upholds these standards to ensure the construction of said pedestrian
pathways. In addition, while the applicant disagrees, staff recommends that these public
access easements take place within adjacent lots or appendages of larger open space tracts
rather than the creation of smaller individual tracts between lots. Recommended condition
of approval number two (2) ensures the construction of detached sidewalks along South
Poplar and SE Wyoming Blvd, in addition to the provision of interior sidewalks along
local streets. Both South Poplar and SE Wyoming Blvd are high volume streets, and for
pedestrian safety and comfort, sidewalks should be constructed as far from the streets as
possible. The applicant has shown concerns that the Wyoming Department of
Transportation (WYDOT) would not allow sidewalks along Wyoming Boulevard due to
safety concerns. In August of 2013, the Casper Area Metropolitan Planning Organization
(MPO) conducted a feasibility study, with oversight from WYDOT, for a sidepath along



the entire length of Wyoming Boulevard. The construction of detached sidewalks along
Harmony Hills No. 2 would provide a logical connection for this sidepath.

High Plains Investments, LLC has requested a zone change of multiple lots currently
zoned as C-2 (General Business) and PUD (Planned Unit Development). The zone
change requested would change portions of land zoned as C-2 (General Business) to PUD
(Planned Unit Development) and change portions of land zoned as PUD (Planned Unit
Development) to R-2 (One Unit Residential). Specific zoning for individual lots is
described under the recommendation section of this staff report (above), and the attached
maps are illustrative of the proposed rezoning request.

Recommended condition of approval number three (3) reiterates the requirement that
properties zoned PUD (Planned Unit Development) must obtain site plan approval from
the Planning and Zoning Commission and the City Council prior to development. Much
of the area involved in this case is already zoned PUD, however, there is no existing,
approved site plan. At this time, the applicant does not have plans finalized for the
development of Block 11.

Recommended condition number four (4) prevents individual lots in Harmony Hills No. 2
from accessing either Wyoming Boulevard or South Poplar Street directly. Both streets
are high volume collectors/arterials, meant to move traffic at higher speeds. Access to
those lot with frontage on Wyoming Boulevard and South Poplar Street shall only be
permitted from the interior streets.

Recommended conditions five (5) and six (6) require the submittal and approval of a
traffic study, a drainage study and a grading plan prior to City Council review. Any
recommendations or requirements that are identified by those studies will be incorporated
into the Subdivision Agreement which is executed between the applicant and the City
Council.

Recommended conditions seven (7) and eight (8) serve to ensure utility service to the
subdivision. Recommended condition seven (7) requires that the water line serving the
fifty-three (53) lots on South Walnut and Harmony Road be looped, to provide redundant
water service in case of a disruption of service, such as a water main break. Condition
eight (8) requires the developer to relocate an existing water transmission line, at their
expense. Finally, recommended condition nine (9) ensures that all easements are
dedicated to the public.

The Comprehensive Land Use Plan is the planning document that describes the values
and ideals expressed by the community for its future. The Plan was created in 2000 and
was based on approximately two (2) years of citizen meetings and visioning intended to
create a set of goals and policies regarding land use in the Casper area. Whenever a zone
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change is proposed, the Planning and Zoning Commission should base its decision on
whether to approve it on the criteria expressed in the Comprehensive Land Use Plan.
Furthermore, Section 17.12.170 of the Casper Municipal Code specifies that staff must
review zoning applications in context with the approved Comprehensive Land Use Plan,
and provide a recommendation to the Planning and Zoning Commission based on
whether the zoning proposal conforms to the Plan.

The Future Land Use Plan (Pg. 121 of the Casper Area Comprehensive Plan) is a map
element of the Comprehensive Land Use Plan that visibly sets the City’s policy regarding
future zoning and land use patterns. It also provides assurance and direction to property
owners and the private development sector with respect to the desired development
activity of specific areas. In this case, the Future Land Use Plan element of the 2000
Casper Area Comprehensive Land Use Plan identifies this area to be appropriately
developed as “general commercial”, “multi-family”, and “high-density single family”.

The Comprehensive Land Use Plan states that areas shown in the plan as “general
commercial” should be designated for retail, trade, service uses, and offices. Currently,
the portion of land west and northwest of the proposed zoning changes is zoned C-2
(General Business). This zoning district is for the purpose of the development of a wide
variety of commercial uses and also permits multi-family residential and single-family
dwellings.

The Land Use Plan states that areas shown in the plan as “multi-family” and “high-
density single family” should be designated for single family attached dwellings including
duplexes and townhomes, and apartments and condominiums. The proposed R-2 (One
Unit Residential) zoning district is for the purpose of the development of residential lots,
which are a less intensive use of land. While the proposed R-2 (One Unit Residential)
zoning of the property is not in keeping with the projected multi-family and high-density
use of the property, staff supports this zone change as it will allow infill development of
an otherwise vacant plot of land, and will provide a good transition from the large estate
lots on the south to the commercial property to the north. In addition, the proposal still
maintains a large portion of land zoned as C-2 (General Business), which does allow a
wide range of residential densities including multi-family dwellings.

The former PUD (Planned Unit Development) was created without a site plan and
guidelines to direct the development of the PUD area. The applicant understands that a
site plan is needed along with a public hearing and approval by the Planning & Zoning
Commission and the City Council to develop this land in the future.

The Comprehensive Land Use Plan establishes a list of visions, principles and goals to
guide the City’s land use policies and decisions. With regard to the current proposal, the



zone change to R-2 (One Unit Residential) is supported by the following visions,
principles, and goals:

Vision 1: Diverse Economy — An expanded, more diversified, and stable local economy
that continuously grows new jobs that pay a higher wage than the current average.

Principle E — Balance Housing Supply with Demands Created by Economic
Growth.

Goal 7 — Provide a variety of housing types and densities offering
convenient and affordable housing to meet the demands created by growth
in industrial and commercial development.

Vision 3: Compact Development — A compact development pattern of cohesive
neighborhoods and corridors.

Principle K — Direct Growth to Encourage Infill and Redevelopment.

Goal 20 — Direct future development to underutilized or vacant parcels
within the developed urban area where City services and infrastructure
already exists.

Vision 4: Cohesive Residential Neighborhoods — Stable, safe, easily-accessible,
interconnected, cohesive residential neighborhoods.

Principle O — Minimize Changes to Existing Residential Neighborhoods

Goal 30 — Ensure that changes to existing residential neighborhoods are
compatible in terms of use, design and scale, and that negative impacts are
adequately mitigated.

The proposed R-2 (One Unit Residential) zoning district allows for the development of
any and all of the following permitted uses:

1. Conventional site-built single-family dwellings and manufactured homes with
siding material consisting of wood or wood products, stucco, brick, rock, or
horizontal lap wood, steel or vinyl siding;

2. Day-care, adult;

Family child care home;

4. Parks, playgrounds, historical sites, golf courses, and other similar recreational
facilities used during daylight hours;

.
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Schools, public, parochial, and private elementary, junior, and senior high;
Neighborhood assembly uses;

Neighborhood grocery;

Group home;

Church,

Co~No O

The existing C-2 (General Business) zoning district allows for the development of any
and all of the following permitted uses:

Animal clinics and animal treatment centers;
Apartments located within a business structure;
Arcades/amusement centers
Assisted living;
Automobile park, sales area or service center;
Automobile service stations;
Banks, savings and loans, and finance companies;
Bars, taverns, retail liquor stores, and cocktail lounges;
Bed and breakfast:

. Bed and breakfast homestay;

. Bed and breakfast inn;

. Business, general retail;

. Chapels and mortuaries;

. Churches;

. Clubs or lodges;

. Convenience establishment, medium volume;

. Dance studios;

. Day care, adult;

. Child care center;

. Family child care center - zoning review;

. Family child care home;

. Family child care home - zoning review;

. Electrical, television, radio repair shops;

. Grocery stores;

. Group homes;

. Homes for the homeless (emergency shelters);

. Hotels, motels;

. Neighborhood grocery;

. Offices, general and professional;

. Pet shops;

. Medical laboratories, clinics, health spas, rehabilitation centers, real estate
brokers, insurance agents;

. Parking garages and/or lots;

CoNoOR~wdE
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33.

34.
35.
36.
37.
38.
39.
40.
41.
42.
43.
44,
45.
46.
47.
48.
49.
50.

Parks, playgrounds, historical sites, golf courses, and other similar recreational
facilities;

Pawn shops;

Personal service shops;

Pharmacies;

Printing and newspaper houses;

Reception centers;

Recreation centers;

Restaurants, cafes, and coffee shops;

Retail business;

Sundry shops and specialty shops;

Theaters, auditoriums, and other places of indoor assembly;

Thrift shops;

Vocational centers, medical and professional institutions;

Neighborhood assembly uses;

Regional assembly uses;

Branch community facilities;

Neighborhood grocery;

Conventional site-built and modular single and multi-family dwellings, and
manufactured homes.

This proposed replat and rezoning meets all the requirements of the Casper Municipal
Code, therefore staff is recommending in favor of its approval.
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Dwg\14—051 Harmony Hills\Survey Plats\Harmony Hills #2\14—051 Harmony Hills No. 2 Plat—2.dwg, 12/3/2014, Brian
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Facing South from SW Wyoming Blvd Facing South from SW Wyoming Blvd

Facing Southeast from S Poplar St Facing East from S Poplar St
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g ; OWNER /DEVELOPER
HIGH PLANS INVESTMENTS, LLC
/j 421 SOUTH CENTER STREET
— CASPER, WYOMING 82601
ﬂ \ ENGINEER
B HARMON < CIVIL ENGINEERING PROFESSIONALS, INC.
J HILLS NO. 1 ’é’\,\\x‘»“ 6080 ENTERPRISE DRIVE
| ‘ CASPER, WYOMING 82609
% INFORMATION:

LOTS: 133 LOTS
TRACTS: 11 TRACTS

ZONING: PLANNED UNIT DEVELOPMENT (PUD)
AREA: 105.142 ACRES
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PRELIMINARY PLAT OF

LEGEND HARMONY HILLS ADDITION NO. 2

w E
SET BRASS CAP
A AN ADDITION TO THE CITY OF CASPER, WYOMING
.. . , ; o SET MONUMENT 5/8” REBAR S
CIVIIEng]n'eerlng'Profess]ona]slIHC' & ALUMINUM CAP s ALL PUBLIC UTILITY EASEMENTS ** BElNG A PORT'ON OF THE W%NW%. OF SECT'ON 28
6080 Enterprise Drive. Casper, Wy 82609 ) AND THE NEJ AND THE NEXSEN OF SECTION 29
Phone 307.266.4346 Fax 307.266.0103 ©  FOUND MONUMENT AS NOTED e U S S 0 100" 200" T.33N., R.79W., 6TH P.M.

WWw.cepi-casper.com . — NATRONA COUNTY WYOMING
DECEMBER, 2014

W.0. #14-051
SHEET 2 OF 2
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CERTIFICATE OF DEDICATION

STATE OF WYOMING SS
COUNTY OF NATRONA

THE UNDERSIGNED, HIGH PLAINS INVESTMENTS, LLC, HEREBY CERTIFY THAT THEY ARE THE OWNERS AND PROPRIETORS OF A

PARCEL OF LAND SITUATE IN THE W%NWJ% OF SECTION 28 AND THE NEJ; AND NEJSE); OF SECTION 29, T.33N., R.79W., 6TH
P.M. BEING A PORTION OF SUNRISE HILLS NO. 3, SUNRISE HILLS NO. 9, SUNRISE HILLS ADDITION NO. 12, GARDEN CREEK HILLS
PATIO HOMES NO. 1, AND TRACT A OF HARMONY HILLS ADDITION NO. 1, TO THE CITY OF CASPER, BEING MORE PARTICULARLY
DESCRIBED AS FOLLOWS:

COMMENCING AT THE EAST % CORNER OF SAID SECTION 29, MONUMENTED BY A BRASS CAP;

THENCE N17°53'377E, A DISTANCE OF 311.64 FEET TO THE SOUTHWEST CORNER OF SUNRISE HILLS NO. 5, AND THE
SOUTHEAST CORNER OF TRACT C, GARDEN CREEK HILLS PATIO HOMES NO. 1, MONUMENTED BY A BRASS CAP AND BEING
THE POINT OF BEGINNING;

THENCE S89°12'46"W, ALONG THE SOUTH LINE OF SAID TRACT C AND THE NORTH LINE OF LOT 1, GARDEN CREEK HILLS
PATIO HOMES NO. 1, A DISTANCE OF 101.09 FEET TO A POINT LOCATED ON THE SECTION LINE COMMON TO SAID SECTIONS
28 AND 29;

THENCE S01°03'30"E, ALONG THE SECTION LINE COMMON TO SECTIONS 28 AND 29, A DISTANCE OF 7.00 FEET TO A
POINT;

THENCE S8910°01"W, ALONG THE SOUTH LINE OF SAID TRACT C AND THE NORTH LINE OF LOTS 2 — 5, GARDEN CREEK
HILLS PATIO HOMES NO. 1, A DISTANCE OF 188.18 FEET TO THE NORTHWEST CORNER OF SAID LOT 5;

THENCE S78°20'16"W, ALONG THE SOUTH LINE OF SAID TRACT C AND THE NORTH LINE OF LOTS 6 — 9, GARDEN CREEK
HILLS PATIO HOMES NO. 1, A DISTANCE OF 175.51 FEET TO THE NORTHWEST CORNER OF SAID LOT §;

THENCE N84'48'55"W, ALONG THE SOUTH LINE OF SAID TRACT C AND THE NORTH LINE OF LOT 10, GARDEN CREEK HILLS
PATIO HOMES NO. 1, A DISTANCE OF 44.16 FEET TO A POINT;

THENCE S66°31'42"W, ALONG THE SOUTH LINE OF SAID TRACT C AND THE NORTH LINE OF LOTS 10 — 13, GARDEN CREEK
HILLS PATIO HOMES NO. 1, A DISTANCE OF 135.73 FEET TO THE NORTHWEST CORNER OF SAID LOT 13;

THENCE S29°09'54°E, ALONG THE WEST LINE OF SAID LOT 13, A DISTANCE OF 126.30 FEET TO THE SOUTHWEST CORNER
OF SAID LOT 13, LOCATED ON THE NORTH LINE OF GOODSTEIN DRIVE;

THENCE ALONG THE SOUTH LINE OF SAID TRACT C, THE NORTH LINE OF GOODSTEIN DRIVE AND A CURVE TO THE LEFT
HAVING A RADIUS OF 770.00 FEET, THROUGH A CENTRAL ANGLE OF 01°29'18”, A DISTANCE OF 20.00 FEET, HAVING
CHORD BEARING OF S58'59'14"W, A DISTANCE OF 20.00 FEET TO THE SOUTHEAST CORNER OF LOT 14, GARDEN CREEK
HILLS PATIO HOMES NO. 1,

THENCE N29°09°'54"W, ALONG THE EAST LINE OF SAID LOT 14, A DISTANCE OF 119.48 FEET TO THE NORTHEAST CORNER
OF SAID LOT 14,

THENCE S57°28'54"W, ALONG THE SOUTH LINE OF SAID TRACT C AND THE NORTH LINE OF LOTS 14 — 17, GARDEN CREEK
HILLS PATIO HOMES NO. 1, A DISTANCE OF 128.71 FEET TO A POINT,

THENCE S49°34'10"W, ALONG THE SOUTH LINE OF SAID TRACT C AND THE NORTH LINE OF SAID LOT 17, A DISTANCE OF
28.40 FEET TO THE NORTHWEST CORNER OF SAID LOT 17, GARDEN CREEK HILLS PATIO HOMES NO. 1 AND THE
NORTHEAST CORNER OF TRACT A, HARMONY HILLS ADDITION NO. 1;

THENCE S32°41'40"E. ALONG THE WEST LINE OF SAID LOT 17 AND THE EAST LINE OF SAID TRACT A, A DISTANCE OF 5.50
FEET TO THE NORTHEAST CORNER OF LOT 2, BLOCK 2, HARMONY HILLS ADDITION NO. 1;

THENCE S57°49'12"W, ALONG THE NORTH LINE OF LOTS 1 & 2, BLOCK 2, HARMONY HILLS ADDITION NO. 1, A DISTANCE OF
184.77 FEET TO THE NORTHWEST CORNER OF SAID LOT 1, LOCATED ON THE EAST LINE OF WALNUT STREET;

THENCE N2511°28"W, ALONG THE EAST LINE OF WALNUT STREET, A DISTANCE OF 53.93 FEET TO A POINT;

THENCE S64'58'54"W, ACROSS WALNUT STREET, A DISTANCE OF 50.00 FEET TO A POINT ON THE WEST LINE OF WALNUT
STREET,;

THENCE N25'11°28"W, ALONG THE EAST LINE OF BLOCK 1, HARMONY HILLS ADDITION NO. 1 AND THE WEST LINE OF
WALNUT STREET, A DISTANCE OF 221.66 FEET TO THE NORTHEAST CORNER OF LOT 1, BLOCK 1, HARMONY HILLS NO. 1,

THENCE S65°33'15"W, ALONG THE NORTH LINE OF SAID BLOCK 1, A DISTANCE OF 126.47 FEET TO THE SOUTHEAST
CORNER OF THE CITY OF CASPER WATER STORAGE TANK TRACT,

THENCE S89721'54"W, ALONG THE NORTH LINE OF SAID BLOCK 1, A DISTANCE OF 210.05 FEET TO THE NORTHWEST
CORNER OF BLOCK 1, HARMONY HILLS ADDITION NO. 1 AND THE SOUTHWEST CORNER OF THE CITY OF CASPER WATER
STORAGE TANK TRACT;

THENCE N00'38'48"W, ALONG THE WEST LINE OF SUNRISE HILLS NO. 9, AND THE EAST LINE OF THE DIAMOND ADDITION, A
DISTANCE OF 660.62 FEET TO A POINT;

THENCE NO1°02°39”W, ALONG THE WEST LINE OF SUNRISE HILLS NO. 9, AND THE EAST LINE OF THE DIAMOND ADDITION, A
DISTANCE OF 40.00 FEET TO THE NORTHWEST CORNER OF SUNRISE HILLS NO. 9 AND THE NORTHEAST CORNER OF THE
DIAMOND ADDITION;

THENCE S88'57'21"W, ALONG THE SOUTH LINE OF TRACT C AND THE NORTH LINE OF TRACT D OF SUNRISE HILLS ADDITION
NO. 12, A DISTANCE OF 476.35 FEET TO THE NORTHWEST CORNER OF SAID TRACT D;

THENCE N00'42'13"W, ALONG THE WEST LINE OF SAID TRACT C, A DISTANCE OF 19.78 FEET TO A POINT;

THENCE S89°11'58”W, ALONG THE SOUTH LINE OF SUNRISE HILLS NO. 3 AND SUNRISE HILLS ADDITION NO. 12, A DISTANCE
OF 61.12 FEET TO A POINT;

THENCE S89'11'09"W, ALONG THE SOUTH LINE OF SUNRISE HILLS NO. 3 AND SUNRISE HILLS ADDITION NO. 12, A DISTANCE
OF 225.74 FEET TO A POINT OF CURVATURE;

THENCE ALONG A CURVE TO THE RIGHT HAVING A RADIUS OF 20.00 FEET, THROUGH A CENTRAL ANGLE OF 9837'53", A
DISTANCE OF 34.43 FEET, HAVING A CHORD BEARING OF N4129'54"W, A DISTANCE OF 30.33 FEET TO A POINT OF
COMPOUND CURVE, LOCATED ON THE EAST LINE OF SOUTH POPLAR STREET,;

THENCE ALONG THE WEST LINE OF SUNRISE HILLS NO. 3 AND THE EAST LINE OF SOUTH POPLAR STREET AND A CURVE
TO THE RIGHT HAVING A RADIUS OF 4197.18 FEET, THROUGH A CENTRAL ANGLE OF 04704'28", A DISTANCE OF 298.46
FEET, HAVING A CHORD BEARING OF N09'51'167E, A DISTANCE OF 298.40 FEET TO THE END OF CURVE;

THENCE N11°39'06"E, ALONG THE WEST LINE OF SUNRISE HILLS NO. 3 AND THE EAST LINE OF SOUTH POPLAR STREET, A
DISTANCE OF 59.87 FEET TO A POINT OF CURVATURE;

THENCE ALONG THE WEST LINE OF SUNRISE HILLS NO. 3 AND THE EAST LINE OF SOUTH POPLAR STREET AND A CURVE
TO THE LEFT HAVING A RADIUS OF 1532.40 FEET, THROUGH A CENTRAL ANGLE OF 05°35'23", A DISTANCE OF 149.50
FEET, HAVING A CHORD BEARING OF N09'05'08"E, A DISTANCE OF 149.44 FEET TO A POINT;

THENCE N8354'53"W, A DISTANCE OF 25.00 FEET TO A POINT;

THENCE ALONG THE WEST LINE OF SUNRISE HILLS NO. 3 AND THE EAST LINE OF SOUTH POPLAR STREET AND A CURVE
TO THE LEFT HAVING A RADIUS OF 1507.40 FEET, THROUGH A CENTRAL ANGLE OF 10°51°39", A DISTANCE OF 285.74
FEET, HAVING A CHORD BEARING OF N00°39'18"E, A DISTANCE OF 285.31 FEET TO THE END OF CURVE;

THENCE N03'46'37"W, ALONG THE WEST LINE OF SUNRISE HILLS NO. 3 AND THE EAST LINE OF SOUTH POPLAR STREET, A
DISTANCE OF 103.09 FEET TO A POINT;
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THENCE NO3°46'37"W, ALONG THE WEST LINE OF SUNRISE HILLS NO. 3 AND THE EAST LINE OF SOUTH POPLAR STREET, A
DISTANCE OF 716.53 FEET TO THE NORTHWEST CORNER OF THE PARCEL, LOCATED ON THE SOUTH LINE OF WYOMING BOULEVARD;

THENCE N8832'50"E, ALONG THE NORTH LINE OF SUNRISE HILLS NO. 3 AND THE SOUTH LINE OF WYOMING BOULEVARD, A
DISTANCE OF 633.40 FEET TO A POINT;

THENCE N87°24'14"E, ALONG THE NORTH LINE OF SUNRISE HILLS NO. 3 AND THE SOUTH LINE OF WYOMING BOULEVARD, A
DISTANCE OF 452.42 FEET TO A POINT;

THENCE S02°31°42"E, A DISTANCE OF 25.00 FEET TO A POINT;

THENCE N87°23'37'E, ALONG THE NORTH LINE OF SUNRISE HILLS ADDITION NO. 12 AND THE SOUTH LINE OF WYOMING BOULEVARD,
A DISTANCE OF 29.49 FEET TO A POINT;

THENCE N87°23'37°E, ALONG THE NORTH LINE OF SUNRISE HILLS ADDITION NO. 12 AND THE SOUTH LINE OF WYOMING BOULEVARD,
A DISTANCE OF 520.51 FEET TO A POINT;

THENCE S02°31'42"E, ALONG THE NORTH LINE OF SUNRISE HILLS ADDITION NO. 12 AND THE SOUTH LINE OF WYOMING BOULEVARD,
A DISTANCE OF 20.08 FEET TO A POINT;

THENCE N87°25'24"E, ALONG THE NORTH LINE OF SUNRISE HILLS ADDITION NO. 12 AND THE SOUTH LINE OF WYOMING BOULEVARD,
A DISTANCE OF 24.74 FEET TO THE NORTHWEST CORNER OF TRACT E, SUNRISE HILLS ADDITION NO. 12;

THENCE S01°47'53"E, ALONG THE EAST LINE OF TRACT C AND THE WEST LINE OF TRACT E, SUNRISE HILLS ADDITION NO. 12, A
DISTANCE OF 161.75 FEET TO A POINT OF CURVATURE;

THENCE ALONG THE LINE COMMON TO SAID TRACTS C AND E AND A CURVE TO THE LEFT HAVING A RADIUS OF 30.00 FEET,

THROUGH A CENTRAL ANGLE OF 89'52'55", A DISTANCE OF 47.06 FEET, HAVING A CHORD BEARING OF S46°43'26"E, A DISTANCE
OF 42.38 FEET TO THE END OF CURVE;

THENCE N8814°06"E, ALONG THE LINE COMMON TO SAID TRACTS C AND E, A DISTANCE OF 79.13 FEET TO A POINT OF
CURVATURE;

THENCE ALONG THE LINE COMMON TO SAID TRACTS C AND E AND A CURVE TO THE RIGHT HAVING A RADIUS OF 315.00 FEET,

THROUGH A CENTRAL ANGLE OF 35°33'33", A DISTANCE OF 195.50 FEET, HAVING A CHORD BEARING OF S74°00'16"E, A DISTANCE
OF 192.37 FEET TO THE END OF CURVE;

THENCE S56°2103"E, ALONG THE LINE COMMON TO SAID TRACTS C AND E, A DISTANCE OF 15.92 FEET TO A POINT,

THENCE ALONG A CURVE TO THE RIGHT HAVING A RADIUS OF 315.00 FEET, THROUGH A CENTRAL ANGLE OF 2344’47, A

DISTANCE OF 130.55 FEET, HAVING A CHORD BEARING OF S41'19'37"E, A DISTANCE OF 129.62 FEET TO A POINT LOCATED ON
THE LINE COMMON TO SUNRISE HILLS NO. 9 AND SUNRISE HILLS NO. 5, ALSO BEING THE SECTION LINE COMMON TO SAID
SECTIONS 28 AND 29;

THENCE N6025'59"E, ALONG THE LINE COMMON TO SUNRISE HILLS NO. 9 AND SUNRISE HILLS NO. 5, A DISTANCE OF 262.62
FEET TO A POINT;

THENCE N8855'12"E, A DISTANCE OF 188.25 FEET TO A POINT LOCATED ON THE LINE COMMON TO SAID SUNRISE HILLS NO. 5
AND SUNRISE HILLS NO. 9;

THENCE S00'14'56"E, ALONG THE LINE COMMON TO SUNRISE HILLS NO. 9 AND SUNRISE HILLS NO. 5, A DISTANCE OF 361.98 FEET
TO A POINT;

THENCE S21°48'08"W, ALONG THE LINE COMMON TO SUNRISE HILLS NO. 9 AND SUNRISE HILLS NO. 5, A DISTANCE OF 799.01 FEET
TO A POINT;

THENCE S00°52'47°E, ALONG THE LINE COMMON TO SUNRISE HILLS NO. 9 AND SUNRISE HILLS NO. 5, A DISTANCE OF 346.07
FEET TO A POINT;

THENCE S89'15'03"W, ALONG THE LINE COMMON TO SUNRISE HILLS NO. 9 AND SUNRISE HILLS NO. 5, A DISTANCE OF 40.77 FEET
TO A POINT;

THENCE S01°00'12"E, ALONG THE LINE COMMON TO SUNRISE HILLS NO. 9 AND SUNRISE HILLS NO. 5, A DISTANCE OF 240.31 FEET
TO A POINT;

THENCE N89°36'06"W, ALONG THE LINE COMMON TO SUNRISE HILLS NO. 9 AND SUNRISE HILLS NO. 5, A DISTANCE OF 40.85 FEET
TO A POINT;

THENCE S00°42'43"E, ALONG THE LINE COMMON TO SUNRISE HILLS NO. 9 AND SUNRISE HILLS NO. 5, A DISTANCE OF 80.57 FEET
TO A POINT;

THENCE N89°34'47"E, ALONG THE LINE COMMON TO SUNRISE HILLS NO. 9 AND SUNRISE HILLS NO. 5, A DISTANCE OF 20.86 FEET
TO A POINT;

THENCE S00°32'01"E, ALONG THE LINE COMMON TO SUNRISE HILLS NO. 9 AND SUNRISE HILLS NO. 5, A DISTANCE OF 80.12 FEET
TO A POINT;

THENCE N8924'22"E, ALONG THE LINE COMMON TO SUNRISE HILLS NO. 9 AND SUNRISE HILLS NO. 5, A DISTANCE OF 20.26 FEET
TO A POINT;

THENCE S00°00'08"W, ALONG THE LINE COMMON TO SUNRISE HILLS NO. 9 AND SUNRISE HILLS NO. 5, A DISTANCE OF 80.01 FEET
TO A POINT;

THENCE N88'37'45"E, ALONG THE LINE COMMON TO SUNRISE HILLS NO. 9 AND SUNRISE HILLS NO. 5, A DISTANCE OF 41.43 FEET
TO A POINT;

THENCE S00°59'107E, ALONG THE LINE COMMON TO SUNRISE HILLS NO. 9 AND SUNRISE HILLS NO. 5, A DISTANCE OF 79.89 FEET
TO THE POINT OF BEGINNING.

THE ABOVE DESCRIBED PARCEL CONTAINS 105.143 ACRES, MORE OR LESS, AND IS SUBJECT TO ANY RIGHTS—OF-WAY AND/OR
EASEMENTS, RESERVATIONS, AND ENCUMBRANCES WHICH HAVE BEEN LEGALLY ACQUIRED.

THE TRACT OF LAND, AS IT APPEARS ON THIS PLAT, IS DEDICATED WITH THE FREE CONSENT AND IN ACCORDANCE WITH THE
DESIRES OF THE UNDERSIGNED OWNER AND PROPRIETOR. THE NAME OF THE SUBDIVISION SHALL BE "HARMONY HILLS ADDITION
NO. 2" AND THE OWNER HEREBY GRANTS TO THE PUBLIC AND PRIVATE UTILITY COMPANIES AN EASEMENT AND LICENSE TO
LOCATE, CONSTRUCT, USE AND MAINTAIN CONDUITS, LINES, WIRES AND PIPES, ANY OR ALL OF THEM, UNDER AND ALONG THE
STRIPS OF LAND MARKED "UTILITY EASEMENT", "20" WATER LINE & ACCESS EASEMENT", "OPEN SPACE, DRAINAGE, STORM

SEWER AND PUBLIC ACCESS AND PEDESTRIAN EASEMENT”, AND "20" SANITARY SEWER EASEMENT" AS SHOWN ON THIS PLAT.
ALL ROADS AND STREETS AS SHOWN HEREON ARE HEREBY DEDICATED TO THE USE OF THE PUBLIC, UNLESS NOTED OTHERWISE.

HIGH PLAINS INVESTMENTS, LLC
421 SOUTH CENTER STREET
CASPER, WYOMING 82601

LISA BURRIDGE — PRESIDENT

THE FOREGOING INSTRUMENT WAS ACKNOWLEDGED BEFORE ME BY LISA BURRIDGE, PRESIDENT OF HIGH PLAINS
INVESTMENTS, LLC, THIS ___ DAY OF , 2018.

WITNESS MY HAND AND OFFICIAL SEAL.
MY COMMISSION EXPIRES

NOTARY PUBLIC

1.Q0

APPROVALS
APPROVED BY THE CITY OF CASPER PLANNING AND ZONING COMMISSION OF CASPER, WYOMING
™S ________ DAY OF , 2015
ATTEST:
SECRETARY CHAIRMAN
APPROVED BY THE CITY COUNCIL OF CASPER, WYOMING BY ORDINANCE NO. , DULY PASSED,
ADOPTED AND APPROVED THIS _______ , DAY OF , 2015,
ATTEST:
CITY CLERK MAYOR
INSPECTED AND APPROVED THIS , DAY OF , 2015,
CITY ENGINEER
INSPECTED AND APPROVED THIS , DAY OF , 2015
CITY SURVEYOR
RECORDED
FILED FOR RECORD IN THE OFFICE OF THE COUNTY CLERK OF NATRONA COUNTY, WYOMING
THIS DAY OF 2015.

INSTRUMENT NO.

NOTES
1. ERROR OF CLOSURE EXCEEDS 1:317,127.
2. BASIS OF BEARINGS IS THE WYOMING STATE PLANE COORDINATE SYSTEM, EAST CENTRAL ZONE, NAD 1983/86.

3. THE CONVERGENCE ANGLE AT THE POINT OF BEGINNING IS 00°40'38.584", AND THE
COMBINED FACTOR IS 0.999770.

4. ALL DISTANCES ARE GROUND.

CERTIFICATE OF SURVEYOR

STATE OF WYOMING ss
COUNTY OF NATRONA '

l, WILLIAM R. FEHRINGER, A REGISTERED PROFESSIONAL LAND SURVEYOR, LICENSE NO. 5528, DO HEREBY CERTIFY THAT
THIS PLAT WAS MADE FROM NOTES TAKEN DURING AN ACTUAL SURVEY MADE UNDER MY DIRECT SUPERVISION IN
SEPTEMBER 2014, AND THAT THIS PLAT, TO THE BEST OF MY KNOWLEDGE AND BELIEF, CORRECTLY AND ACCURATELY
REPRESENTS SAID SURVEY. ALL DIMENSIONS ARE EXPRESSED IN FEET AND DECIMALS THEREOF. COURSES ARE

REFERRED TO THE WYOMING STATE PLANE COORDINATE SYSTEM, EAST CENTRAL ZONE, NAD 1983/86, CITY OF CASPER
GIS SYSTEM ALL BEING TRUE AND CORRECT TO THE BEST OF MY KNOWLEDGE AND BELIEF.

THE FOREGOING INSTRUMENT WAS ACKNOWLEDGED BEFORE ME BY WILLIAM R. FEHRINGER
THIS DAY OF , 2015.

WITNESS MY HAND AND OFFICIAL SEAL.

MY COMMISSION EXPIRES

NOTARY PUBLIC

\ S

7
|l ——HARMONY HILL NO. 2
CH A
— -
L
VACATION AND REPLAT OF
ALL OF SUNRISE HILLS NO. 3
AND PORTIONS OF

SUNRISE HILLS NO. 9,
SUNRISE HILLS ADDITION NO. 12

VICINITY MAFP
11000’

GARDEN CREEK HRILLS PATIO HOMES NO. 1
AND TRACT A, HARMONY RILLS ADDITION NO. 1
AS

HARMONY HILLS ADDITION NO. 2

AN ADDITION TO THE CITY OF CASPER, WYOMING
BEING A PORTION OF THE W)%NWJ OF SECTION 28
AND THE NEJ AND THE NEJSEY% OF SECTION 29
T.33N., R.79W., 6TH P.M.
NATRONA COUNTY WYOMING

OCTOBER, 2014

W.0. #4-051

SHEET 1 OF 2




Dwg\14-051 Harmony Hills\Survey Plats\Harmony Hills #2\14—051 Harmony Hills No. 2 Plat—2.dwg, 12/3/2014, Brian

M: \Land 2014 \Enqr

CURVE TABLE CURVE TABLE CURVE TABLE CURVE TABLE CURVE TABLE
CURVE # | RADIUS | ARCLENGTH | DELTA CHB CHL | CURVE# | RADIUS | ARC LENGTH | DELTA CHB CHL | CURVE# | RADIUS | ARCLENGTH | DELTA CHB CHL | CURVE# | RADIUS | ARCLENGTH | DELTA CHB CHL | CURVE# | RADIUS | ARCLENGTH | DELTA CHB CHL
C1 25.00’ 37.65 86417'11" | N47°32'10"W | 34.19 C24 25.00° 21.86' 50°06'17" | S24°22'24"W | 21.17 C44 1532.40° 27.64 1°02'00" N11°21'49°E | 27.64 C64 445.00’ 61.53’ 7°55'19” S6°24'06"W | 61.48 CI1 25.00’ 38.97' 8919'15" | N44°39'37"E | 35.15
C2 50.00° 4115 47°09'23" | S64°35'21"E | 40.00 C25 25.00° 38.97 8919'15" | N44°39'37°E | 35.15 C45 75.00’ 37.5% 28°40'28” | N7459°01°E | 37.14 C65 75.00’ 7.67 551'26” N55°02'02"E | 7.66 C92 25.00’ 39.27 90°00°00” | S45°40’45"E | 35.36
C5 275.00’ 36.84' 7°40'28" | S616'40"W 36.81 C26 25.00° 39.57 90°40'45" | S45720'23"E | 35.56 C46 75.00' 87.21" 66°37'27" | S171401"W | 82.38 C66 125.00' 62.47' 28°38'00" | N43°48'27"E | 61.82 C93 4197.18' 79.88' 1:05'26" N8'21'45"E 79.88
Cb 75.00° 20.21 1526'30" | N82°57'30"W | 20.15 C27 25.00° 38.97' 8919'15" | S44°39'37"W | 35.15 C47 150.00’ 57.12' 21°49'04" | S61°2717"W | 56.77 Cce7 75.00’ 29.60' 22°36'51" | N4047'53"E | 29.41 C94 75.00’ 49.35' 37°42'00" | S56723'15"E | 48.46
C7 25.00’ 38.97' 8941915" | S44°39'37"W | 35.15 C28 25.00° 39.57 90°40'45" | S45°20'23"E | 35.56 C48 25.00’ 40.79’ 93728'54" | S47°26'26"W | 36.41 C68 25.00’ 36.36' 8319'29" | N16°28'16"E | 33.24 C95 25.00’ 39.27 90°00°00" | S4471915"W | 35.36
C8 25.00° 3814 8724147 | N43°42'07"E | 34.55 C29 25.00° 38.97 8919'15" | S44°39°37°W | 35.15 C49 150.00’ 57.12’ 21°49'04" | SB316°21"W | 56.77 C69 125.00° 31.94° 14°38'29" | S36°48'42"W | 31.86 C96 25.00’ 38.97 8919'15" | N44°39'37°E | 35.15
C9 75.00° 20.93' 1559'09” | N52°39'12"E | 20.86 C30 25.00° 39.27' 90°00'00" | S44719'15"W | 35.36 €50 50.00’ 19.29’ 22°06'04" | S26°34'26"E | 19.17 C70 75.00’ 37.49' 28°38'33" | S43°48'44"W | 37.10 C97 25.00’ 39.57 90°40'45" | N45°20'23"W | 35.56
C10 325.00° 44,94 755'20" | N624'06"E 44.90 C31 75.00° 65.59' 50°06'17" | N24°22'24"E | 63.52 C51 25.00’ 17.48’ 40°03'54" | S17°35'31"E | 17.13 N 25.00’ 4218 96°40'31" | N73°31°44"W | 37.35 C98 25.00’ 38.97 8918'36" | S44°39'18"W | 35.14
c1 25.00’ 39.57' 90°41'24” | S45720'42°E | 35.57 C32 25.00’ 39.57' 90°40'45" | S45°20'23"E | 35.56 C52 50.00’ 48.83 55%57°31" | S12°27°21"W | 46.92 C72 125.00° 3017 13°49°48" | S51°02'51"W | 30.10 C99 25.00’ 39.27 90°00°00" | N45°40'45"W | 35.36
C12 75.00° 13.68° 1027'12" | N52°33'32"E | 13.66 C33 25.00° 39.27' 90°00'00" | N441915"E | 35.36 C53 50.00’ 44,85 5123'51" | S66°08'02"W | 43.36 C73 275.00’ 60.39' 12°34'59" | S51°4016"W | 60.27 C100 25.00’ 39.27 90°00°00" | S45740’45"E | 35.36
C13 125.00° 67.72' 31°02'18" | S15°31°09"E | 66.89 C34 25.00° 40.11 9155'38” | S46°38'34"E | 35.94 C54 50.00’ 44,85 51723'51" | N1518'44"W | 43.36 C74 275.00' 169.26’ 3515'51" S27°44'50"W | 166.60 C101 25.00' 39.27 90°00°00" | S4419’15"W | 35.36
C14 125.00° 47.07' 21°34°34" | S41°49'35"E | 46.79 C35 1507.40’ 10.07’ 0722'58" | N4°35'03"W | 10.07 C55 25.00’ 2417 5572316" | N30'08’04"E | 23.24 C75 100.00’ 76.16' 43°38'08" | N72°21°497E | 74.33 C102 25.00’ 38.97' 8919'15" | S44°39'37"W | 35.15
C15 25.00° 37.92' 86°54'47" | NAT14°01"W | 34.39 C36 1507.40’ 100.09’ 348'15" N1°15'03"E 100.07 C56 50.00’ 41.40’ 47°26'31" | N34°06'27°E | 40.23 C76 25.00’ 38.51° 88715°33" | S41°41°20°E | 34.81 C103 25.00’ 40.62' 930513" | N42°45'59"E | 36.29
Cl6 125.00° 4017 1824'50" | S61°49'17°E | 40.00 C37 25.00° 39.26' 89'58'19” | N44°20'05"E | 35.35 C57 25.00' 39.90° 9127'10" | S4543'35"E | 35.80 Ccr77 25.00' 33.05' 75°4413" | N12°40°38"E | 30.69 C104 25.00’ 39.57 90°40'45" | S45720°23"E | 35.56
C17 125.00° 4017 1824’50 | S80"14'06"E | 40.00 C38 25.00° 39.57 90°40'45" | N45°20'23"W | 35.56 C58 445,00’ 123.23 1551’58” | S50°01°46"W | 122.83 C78 419718’ 10217 1723'38” N1059’31"E | 102.11
C18 125.00° 76.07’ 34°51'58” | N73°07'30"E | 74.90 C39 25.00’ 39.57' 90°40'45" | S45°20'23"E | 35.56 €59 325.00° 90.00’ 15°51°59” | N50°01°45"E | 89.71 C79 25.00’ 38.97' 8919°15" N44°39'37"E | 35.15 N O TE . A I_I_ |:) U B |_| C U "|'| |_| TY EA S EM EN TS
C19 25.00° 38.97' 8919'15" | N44°39'37°E | 35.15 C40 1532.40’ 20.42' 045'48" | N6°40'20"E 20.41 C60 445.00° 123.2% 1552'00" | S34°09'46"W | 122.84 c87 75.00° 170.92’ 130°34'28" | N6517'14"W | 136.26 ALON G FRON T Ol-_ ALI_ LOTS
C20 75.00° 411" 308'36" | N1"34"18"E 4.1 C41 1507.40’ 77.15' 2'55'56" | N4°37'09"E 77.14 C61 325.00' 90.00° 1551°59” | N34°09'46”E | 89.71 C88 75.00’ 4914 37°32'15" | S1846°07"E | 48.26 ARE 1 5’ W|DE UNLESS
C21 75.00’ 54.35' 41°31°01” | N2354'07"E | 53.16 C42 1532.40° 101.45’ 347°35" | N8'57'02"E 101.43 C62 445.00' 123.2%3 15°52'00" | S1817'46"W | 122.84 C89 4197.18’ 101.63 1°2315" N9'36'05"E 101.63 N O TED OTH ER W| S E
C23 25.00° 39.57 90°40'45" | S45720°23"E | 35.56 C43 4197.18' 14.83' 012'09" N11°47'25"E | 14.83 C63 325.00° 90.00° 1551°59” | N1817°46”E | 89.71 €90 25.00’ 39.57 90°40'45" | N4520'23"W | 35.56
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January 23, 2015

MEMO TO: Members of the Planning and Zoning Commission

FROM:

Liz Becher, Community Development Director
Craig Collins, AICP, City Planner
Aaron Kloke, Planner |

SUBJECT: PLN-15-003-C — Petition for a Conditional Use Permit for a mobile home, for

security reasons, in an M-1 (Limited Industrial) zoning district, on Lots 16-17,
Block 2, Burlington Addition, located at 440 North Washington Street.
Applicant: Dasa Moore and Jessica Moore.

Recommendation:

In the absence of information that may be presented during the public hearing, staff recommends

that the
mobile

Planning and Zoning Commission approve the request for a Conditional Use Permit for a
home, for security reasons, in an M-1 (Limited Industrial) zoning district, located at 440

North Washington Street, with the following conditions:

1.

Code C

Prior to the placement of a mobile home on the property, a legitimate, properly designed,
and functioning business shall exist on the site.

The business on the site shall be required to obtain site plan approval, and shall meet all
minimum standards of the Casper Municipal Code, including, but not limited to,
landscaping, paving, buffering, screening, parking and access.

Pursuant to Section 17.84.030 of the Casper Municipal Code, the mobile home shall only
be occupied as necessary for safety or security reasons, in conjunction with the principal
business use of the property, and shall be occupied only by persons responsible for
security in the principal use. If said business is ever discontinued, or if ownership of the
business portion of the property is separated from the residential portion of the property,
the mobile home shall be immediately removed from said property, with or without
notice from the City.

Pursuant to Section 17.12.240(1) of the Casper Municipal Code, if the Conditional Use
Permit has not been exercised, and all requirements completed within a year from the date
of issuance, the Conditional Use Permit shall be void, and have no further force or effect.

ompliance:

Staff has complied with all requirements of Section 17.12.240 of the Casper Municipal Code

pertaini

ng to Conditional Use Permits, including notification of property owners within three



hundred (300) feet by first class mail, posting of the property, and publishing legal notice in the
Casper Star Tribune. Staff has not received any public comment regarding this case.

Section 17.12.240(G) of the Casper Municipal Code states that no conditional use permit shall be
granted unless the Commission finds the following:

1. The Conditional Use is consistent with the spirit, purpose, and intent of this Title;
will not substantially impair the appropriate use of neighboring property; and will
serve the public need, convenience, and welfare;

2. The Conditional Use is designed to be compatible with adjacent land uses and the
area of its location.

When making the decision for a Conditional Use Permit, the Commission shall consider the scale
of the operation and relationship to other similar issues as expressed in the six (6) considerations
outlined in Section 17.12.240(H) as listed below.

a. Area and height to be occupied by buildings or other structures.

b. Density of the proposed use in terms of units per acre and the number of offices,
employees, occupants, or all three.

c. Volume of business in terms of the number of customers per day.

d. Increased traffic congestion or hazard caused by the use which may be over and above
normal traffic for the area, as determined by the City Engineer and Community
Development Director.

e. Location of use with respect to the same or similar uses within a three hundred foot
(300”) radius of the perimeter of the described property.

f. Any other criteria affecting public health, safety, and welfare, as provided for by written
rules of the Commission.

Pursuant to Section 17.12.240(1) of the Casper Municipal Code, the Commission may impose
reasonable conditions on a Conditional Use Permit, including, but not limited to, time
limitations, requirements that one or more things be done before construction is initiated, or
conditions of an ongoing nature. By way of illustration, not limitation, the following limitations
or modifications can be placed upon a Conditional Use Permit, to the extent that such conditions
are necessary to insure compliance with the criteria of Section 17.12.240(G) and (H):

Size and location of site;

Street and road capacities in the area;

Ingress and egress to adjoining public streets;
Location and amount of off-street parking;
Internal traffic circulation systems;

agrwhE



6. Fencing, screening, and landscaped separations;

7. Building bulk and location;

8. Usable open space;

9. Signs and lighting; and,

10. Noise, vibration, air pollution and other environmental influences.

Summary:

Dasa Moore and Jessica Moore have applied for a Conditional Use Permit for the placement of a
mobile home, for security reasons, in an M-1 (Limited Industrial) zoning district, located at 440
North Washington Street, on the property described as Lots 16-17, Block 2, Burlington Addition.
The subject property is currently vacant, consists of two platted lots, each approximately 3,250
square feet in area, and is zoned M-1 (Limited Industrial). Residential uses are not listed as
permitted uses in the M-1 (Limited Industrial) zoning district. All surrounding zoning in the area
is M-1 (Limited Industrial). The land uses in the area are a mix of non-conforming residential
uses and industrial/commercial uses. Section 17.80.030 of the Casper Municipal Code lists
“manufactured homes (mobile), necessary for safety or security reasons, in conjunction with the
principal use and occupied only by persons responsible for security in the principal use and
employed by the industry or business conducting the principal use,” as a Conditional Use in the
M-1 (Limited Industrial) zoning district, requiring the approval of the Planning and Zoning
Commission pursuant to the procedures and necessary findings of Section 17.12.240 of the
Municipal Code.

The applicants have stated that they intend to operate an outdoor storage business on the
property, and that the mobile home would be utilized for security purposes. To date, no outdoor
storage business has been shown to be operating on the property. Staff has included several
recommended conditions of approval for the Planning and Zoning Commission’s consideration.

The first recommended condition of approval requires proof that the applicants are operating a
functioning business on the property to ensure that the approval of a Conditional Use Permit for a
mobile home for security purposes is for a legitimate reason, and not being used to circumvent
the Municipal Code’s prohibition on residential uses in the M-1 (Limited Industrial) zoning
district. The mobile home will not be eligible to receive the necessary building permits for
placement on the lot and occupancy until the business is approved and functioning.

Staff’s second recommended condition requires that the outdoor storage business obtain site plan
approval so that issues such as paving, access, screening and fencing can be properly designed
and constructed. The third condition reiterates the Municipal Code’s requirement that the
purpose of allowing a mobile home in the M-1 (Limited Industrial) zoning district must be
related to security for a business. If it is found that the mobile home is not being utilized for
security for a functioning business, then the Conditional Use Permit will become void, or be
revoked, and the mobile home will have to be immediately removed from the property.

The final condition of approval reiterates the requirement of Section 17.12.240(1) which states
that the Conditional Use Permit must be “exercised” and all work completed within a year, or the



Conditional Use Permit becomes void, and of no further effect. In this case, “exercised” means
that all conditions of approval will have been met and are of a continuing nature.

The general area surrounding the subject property has many non-conforming residential uses.
Section 17.12.010 of the Municipal Code states:

“It is the intent of this title to permit legal nonconforming lots, structures, or uses to
continue until they are removed or abandoned but not to encourage their continuance.”

Most of the non-conforming residential structures in this area pre-date the current regulations
prohibiting residential uses under the area’s current zoning classification. The Comprehensive
Land Use Plan shows the desired long-term land use of this area to be industrial; therefore, a
zone change of the area to make the existing residences permitted uses could not be supported at
this time. The Comprehensive Land Use plan will be updated within the next 1-2 years, and this
particular area needs to be studied to determine if the Plan should change with respect to the
desired future zoning of this area. It is possible that, given the number of residences in this area,
the future land use designation of the area could be changed to encourage the existing residential
uses to continue as conforming, permitted uses.

Recommended Motion:

Staff has prepared the following motion for the Commission’s consideration:

Case number PLN-15-003-C, a Conditional Use Permit for a mobile home, for security reasons,
in an M-1 (Limited Industrial) zoning district, located at 440 North Washington Street, should be
granted, with Conditions #1 - #4, listed above, for the following reasons:

1. The Conditional Use is consistent with the spirit, purpose, and intent of this Title;
will not substantially impair the appropriate use of neighboring property; and will
serve the public need, convenience, and welfare;

2. The Conditional Use is designed to be compatible with adjacent land uses and the
area of its location.

Furthermore, the Planning and Zoning Commission finds that:

a. The area and height of a mobile home are smaller, and lower, than most of the
surrounding structures in the surrounding area.

b. The density of the proposed use in terms of units per acre and occupants would not be
out of character or excessive as compared to the existing surrounding land uses in the
immediate area. There are multiple residential structures located in proximity to the
subject property.



The requested Conditional Use Permit is for a mobile home, to be used for security
purposes for a storage business, which is considered to be a permitted use, by right, in
the M-1 (Limited Industrial) zoning district. The volume of business is not a
consideration with respect to the security residence.

. There will not be unreasonable congestion or a traffic hazard caused by the proposed
mobile home on the subject property, as determined by the City Engineer and the
Community Development Director.

The general area surrounding the subject property is a mix of residential, industrial,
and commercial land uses. Based on available information, there are no active
Conditional Use Permits for security residences within a three hundred (300) foot
radius of the subject property.

There are no other criteria, affecting public health, safety, and welfare, as provided for
by written rules of the Commission.
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Facing West from N Washington St. Facing West from N Washington St.

Google Streetview - August 2011
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January 23, 2015
MEMO TO: Members of the Planning and Zoning Commission

FROM: Liz Becher, Community Development Director
Craig Collins, AICP, City Planner
Aaron Kloke, Planner |

SUBJECT:  PLN-15-004-C — Petition for a Conditional Use Permit for an off-premises sign
(billboard), in a C-2 (General Business) zoning district, on Lot 3, Scotthill Ret
Center Phase II, Lot 3, located at 4710 East 2™ Street. Applicant: Powder River
Partners, LLC.

Recommendation:

Staff recommends that the Planning and Zoning Commission continue Case # PLN-15-004-C to
the February 24, 2015 public hearing.

Summary:

Powder River Partners, LLC has applied for a Conditional Use Permit to install an off-premises
sign (billboard) in a C-2 (General Business) zoning district, located at 4710 East 2" Street, at the
southeast corner of the Perkins Restaurant property. In an e-mail dated January 19, 2015, the
applicant’s representative, Lamar Signs, requested a continuance of the case in order to provide
some additional information for the Planning and Zoning Commission pertaining to the requested
Conditional Use Permit.
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